CITY OF WHEATLAND

PLANNING COMMISSION MEETING
STAFF REPORT

December 3, 2024

SUBJECT: Consideration to recommend the Wheatland City Council approve
a General Plan Amendment, Planned Development Rezone,
Vesting Tentative Subdivision Map, and Site Plan and Design
Review for the Heritage Oaks Estates East Project located west of
State Route 65 and south of Main Street.

PREPARED BY: Tim Raney, Community Development Director

Recommendation

Staff recommends that the Wheatland Planning Commission conduct a public hearing on the
proposed development, and upon close of the public hearing, adopt the attached resolution
recommending the Wheatland City Council take the following actions:

1. Certify the Final Environmental Impact Report (EIR), adopt the California Environmental
Quality Act (CEQA) Findings of Fact and Statement of Overriding Considerations
(FOF/SOCs), and adopt the Mitigation Monitoring and Reporting Program (MMRP);
Approve the General Plan Amendment;

Approve the Planned Development (PD) Rezone;

Approve the Vesting Tentative Subdivision Map; and

Approve the Site Plan and Design Review.

aorwn

Background

The approximately 148.70-acre project site, identified by Assessor's Parcel Numbers (APNs)
015-490-023 through -028 and 015-720-009 through -013, is located west of State Route (SR)
65 and south of Main Street in the City of Wheatland. The City of Wheatland General Plan
designates the site as Low Density Residential (LDR) and Park (P), with the project site being
zoned as PD.

The project site consists of generally flat, vacant land that has been subject to prior mass
grading, with ongoing disturbance through regular mowing/discing activities. Malone Avenue
runs in a northwest-to-southeast direction through the northern portion of the project site and
continues to travel southeast as a portion of the project site’s western boundary. Various trees
and shrubs are scattered throughout the southern portion of the project site. Surrounding
existing land include the Grasshopper Slough, single-family residences, multi-family residences,
and commercial uses to the north; SR 65, Union Pacific Railroad (UPRR) tracks, and



agricultural land to the east; Bear River, the City of Wheatland Wastewater Treatment Plant
(WWTP) and agricultural land to the south; and agricultural land, undeveloped land, and the
Bishop’s Pumpkin Farm to the west.
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An EIR was originally prepared in 2002 for the entire Heritage Oaks Estates project, which
included the project site as well as the 92-acre Heritage Oaks Estates West site. The 2002
project required approval of Annexation of both sites into the City of Wheatland, a General Plan
Amendment, and a Rezone. The Heritage Oaks Estates site was later divided into Heritage
Oaks Estates West and Heritage Oaks Estates East projects. An Initial Study (IS) was prepared
for the Heritage Oaks Estates East project in 2005. The City of Wheatland City Council
approved a Development Agreement and Tentative Subdivision Map consisting of 490 single-
family residences for the Heritage Oaks Estates East project; however, both entittements have
since expired.

Analysis

The proposed project would include the development of the project site with up to 685 single-
family residences, as well as various associated improvements, including, but not limited to,
several community parks, a landscape corridor, open space, an internal roadway system, and
various landscaping and utility improvements. The proposed project would require City approval
of a General Plan Amendment, PD Rezone with an associated General Development Plan,
Vesting Tentative Subdivision Map, and Site Plan and Design Review, as discussed below.



General Plan Amendment

The proposed project includes lots ranging from 3,825 to 5,000 square feet (sf); therefore, the
proposed project would require approval of a General Plan Amendment to change the site’s
General Plan land use designation from LDR to Low-Medium Density Residential (LMDR) and
Medium Density Residential (MDR) to allow the development of small lot single-family detached
housing. The LMDR designation provides for single-family detached residences within a density
range of 4.1 to 6.0 dwelling units per acre (du/ac). The MDR land use designation provides for
single-family detached and single-family attached residences, within a density range of 6.1 to
8.0 du/ac. The net density of the proposed residential villages would be 6.51 du/ac, while the
gross density based on the total acreage would be 4.58 du/ac, which exceeds the maximum
density allowed under the current LDR General Plan land use designation for the project site. It
should be noted that the previous Heritage Oaks Estates East tentative subdivision map that
was approved in 2005 included 490 singie-family lots, which resulted in an approximately 3.31
du/ac. As a result, the proposed General Plan Amendment would result in a higher density and
smaller lot size than was originally anticipated for the project site.

Planned Development Rezone and General Development Plan

The proposed project would require approval of a PD Rezone to amend the current PD zoning
district to establish the site-specific development standards for the proposed project. Pursuant
to Section 18.51.060 of the Wheatland Municipal Code, the uses within the PD zoning district
shall be limited to the uses contained within the approved development plan. Accordingly, the
proposed Heritage Oaks Wheatland General Development Plan has been prepared to establish
the design standards for the site with specific criteria to assist the City in its review of the
proposed project (see Exhibit C of Attachment 1). Unless otherwise specified within the General
Development Plan, such as variations in lot sizes and setbacks, the proposed project would
adhere to all applicable City zoning and Municipal Code requirements. Such standards and
regulations are designed to reflect site characteristics, as well as establish development and
design objectives that differ from the City’s typical development standards for the proposed on-
site uses.

The following table compares the proposed development standards in the Heritage Oaks
General Development Plan to the existing development standards as permitted in the existing
Heritage Oaks PD and the City’s Single-Family Residential (R-1) zoning district.

Development Standards Comparison

Proposed PD Existing PD Citywide R-1

Minimum Lot Size 3,825 sf 5,500 sf 6,000 sf
Maximum Lot Coverage 60% 40% 40%
Minimum Setbacks

Front (covered porch) 10 ft. 10 ft. 20 ft.

Front (living area) 15 ft. 15 ft. 20 ft.

Front (garage) 18 ft. 18 ft. 20 ft.

Side 5 ft. 5 ft. 5 ft.

Street Side 10 ft. 10 ft. 15 ft.

Rear 10 ft. 15 ft. 15 ft.
Building Height 35 ft. 30 ft. 30 ft.




Vesting Tentative Subdivision Map

The proposed project would include a Vesting Tentative Subdivision Map, which entitles the
project applicant to a vested right to proceed with development in substantial compliance with
the ordinances, policies, and standards in place at the time of project approval (see Exhibit D of
Attachment 1). The proposed Vesting Tentative Subdivision Map includes subdivision of the
project site into 681 single-family residential lots. The single-family residential lots would be
grouped into 10 “Villages,” which would each include between 35 and 101 lots. A summary of
each Village’s lot sizing, acreage, number of lots, and density is included in the table below.

Proposed Residential Lots
Typical Lot Typical Lot Number of
Village Dimensions (feet) Size (sf) Lots Acreage Density (du/ac)
1 50 x 100 5,000 72 13.00 5.54
2 45 x 100 4,500 71 10.56 6.72
3 45 x 85 3,825 89 11.05 8.05
4 50 x 80 4,000 80 11.11 7.20
5 50 x 100 5,000 35 6.00 5.84
6 45 x 100 4,500 101 156.67 6.45
7 45 x 97 4,365 49 7.47 6.56
8 50 x 100 5,000 50 8.08 6.19
9 50 x 90 4,500 70 11.99 5.84
10 45 x 95 4,275 64 9.67 6.58
Totals 44,965 681 104.66" 6.51
i The remaining site acreage would be developed with various landscaping, roadway, and utility
improvements, as discussed below.

Access and Circulation

Site access would be provided by SR 65 with the construction of two new roadways,
DeValentine Parkway and Red Oak Drive. The proposed project would include new acceleration
and deceleration lanes along SR 65 for access in and out of the development. The proposed
internal collector streets would connect to form a semi-grid pattern within the project site and
would provide access to the proposed residential units and parks. In addition, the proposed Red
Oak Drive would provide a future new primary access to the Bishop’s Pumpkin Farm.

Utilities

Water service would be provided by the City of Wheatland Public Works Department through
the existing well located in the project site’'s 0.86-acre Parcel B, as well as through new water
line connections to the City’s existing water system. Sanitary sewer service would be provided
by the City’s Public Works Department through new connections to existing sewer infrastructure
in the project vicinity. The storm drainage system for the proposed project would consist of a
new underground trunk line conveyance system and two detention basins. Gas and electricity
services would be provided by PG&E, and telecommunications and cable services would be
provided by AT&T and Xfinity.



Project Phasing

The proposed project would be constructed over three phases. The first phase would consist of
Villages 1, 2, and 3 totaling approximately 232 residential lots, the Malone Parkway Paseo, and
both DeValentine Parkway and Red Oak Drive. Phase 2 would consist of Villages 4, 5, and 6
totaling approximately 216 residential lots. Phase 3 would consist of Villages 7, 8, 9, and 10
totaling approximately 233 residential lots.

Site Plan and Design Review

Pursuant to City of Wheatland Municipal Code Chapter 18.67, residential development projects
with more than four units are subject to the City’s Site Plan and Design Review process. The
proposed General Development Plan’s purpose is to establish design standards that would be
used for siting, design, and construction of the project as well as development objectives to
preserve Wheatland’s character as a farming community.

The proposed residential villages within the proposed project would be comprised of a variety of
housing types interconnected by tree-lined walkable streets, open space, and the Malone
Parkway Paseo bisecting the community and connecting the east and west ends. The proposed
residential design principles and development standards would be applied to all proposed
development within project. The proposed General Development Plan includes one- and two-
story residences with a variety of architectural styles, including Ranch, Spanish, Farmhouse,
Californian, Cottage, Craftsman, and Mission.

Ranch Architectural Style

The Ranch architectural style includes a smooth stucco and lap siding exterior with gridded
single-hung windows and decorative trim and sill.

Ranch Style




Spanish Architectural Style

The Spanish architectural style includes a smooth stucco exterior with gridded single-hung
windows with decorative wrought iron details, window shutters, curved archways and tile

roofing.

Spanish Style
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Farmhouse Architectural Style

The Farmhouse architectural style includes a smooth stucco and lap siding exterior with upper
gable board and batten and single-hung windows with decorative trim and sill and front porch

columns with a decorative stacked stone veneer base.

Farmhouse Style




California Architectural Style

The California architectural style includes a smooth stucco exterior with decorative window
shutters and tile roofing.

California Style

Cottage Architectural Style

The Cottage architectural style includes a smooth stucco and a decorative stacked stone veneer
exterior with wood trim.

Cottage Style
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Craftsman Architectural Style

The Craftsman architectural style includes a smooth stucco and shingle siding exterior with
upper gable vertical siding and gridded single-hung windows with decorative trim and sill and
front porch columns with a decorative brick veneer base.

Craftsman Style
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Mission Architectural Style

The Mission architectural style includes a smooth stucco exterior with gridded windows with
decorative wooden details, window shutters, curved archways and tile roofing.

Mission Style




Repetitive floor plans and elevations for adjacent residences would be avoided, as required by
draft Condition of Approval #20 (see Exhibit E of Attachment 1). In addition, various materials
and color schemes will be incorporated to visually enhance building styles.

Parks and Paseos

The open space and recreation area network for the proposed project consists of approximately
25 acres of dedicated land, which is made up of parks, the Malone Parkway Paseo, and passive
open space.

The approximately 10-acre park identified as north park would be located along the north end of
the project adjacent to Grasshopper Slough. The north park would be designed as a community
park with play structures, lawn games, sports courts, ball fields, and dual-purpose play fields
and storm water and water quality control basins.
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The Malone Parkway Paseo bisects the project site and provides pedestrian and bikeway
access throughout the community. The paseo is intended to be active, usable areas which
encourage pedestrian activity, interaction among residents and connectivity between Villages.
The proposed paseo consists of a 10-foot wide, meandering, multi-use path and a landscape
strip along one street edge.



Malone Parkway Paseo

The approximately 5-acre park identified as a community wide park would be located at the
south end of the project site near Village 10. The community wide park would include play
structures, sports courts and ball fields. The community wide park may be expanded in the
future pending the re-purposing of adjacent land uses.

The approximately 2-acre park identified as riverside park would be located at the south end of
the project site near Villages 9 and 10 and would be designed as a village park which would
include preserved oak trees surrounded by benches and tables to serve as a picnic area.
Adjacent to the riverside park, is approximately 8 acres of passive recreation open space
adjacent to the Bear River.
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Environmental Review

An EIR was prepared for the proposed project in accordance with the CEQA. A Notice of
Preparation (NOP) for the Draft EIR was released for a 30-day review from March 29, 2024 to
April 29, 2024. In addition, a public scoping meeting was held on April 25, 2024 to solicit public
comments regarding the scope of the Draft EIR.

The City of Wheatland received five letters during the NOP public review period and five verbal
comments were also received during the NOP Scoping meeting. One additional letter was
received after the comment period ended. The comment letters and verbal comment summary
are provided as Appendix B in the Draft EIR. All NOP comments were taken into consideration
during the preparation of the Draft EIR.

In accordance with CEQA, the Draft EIR was sent to the State Clearinghouse (SCH#:
2024031192) for distribution to State agencies on July 23, 2024 for the 45-day public review
period ending on August 16, 2024. In addition, the Draft EIR and a NOA for the Draft EIR were
published on the City of Wheatland website. Printed copies of the Draft EIR were made
available for review at Wheatland City Hall (111 C Street, Wheatland, CA).

During the 45-day public review period, the City of Wheatland received three comment letters
on the Draft EIR for the proposed project. One additional letter was received after the comment
period ended. The Draft EIR comment letters are provided in Chapter 2 of the Final EIR.

Under CEQA, a significant effect on the environment is defined as a substantial, or potentially
substantial, adverse change in any of the physical conditions within the area affected by the
project, including land, air, water, mineral, flora, fauna, ambient noise, and objects of historic or
aesthetic significance. Mitigation measures must be implemented as part of the proposed
project to reduce potential adverse impacts to a less-than-significant level. Such mitigation
measures are noted in the project EIR and are found in the following technical chapters: Air
Quality and Greenhouse Gas Emissions; Transportation; Tribal Cultural Resources; Utilities and
Service Systems, and Other Effects (Biological Resources; Cultural Resources; Geology and
Soils, Hazards and Hazardous Materials, Hydrology and Water Quality). The mitigation
measures presented in the EIR form the basis of the MMRP (see Exhibit B of Attachment 1).
Any impact that remains significant after implementation of mitigation measures is considered a
significant and unavoidable impact.

Significant and unavoidable impacts that would persist even with mitigation measures are
described in detail in the project EIR related to Air Quality and Greenhouse Gas Emissions.

A Final EIR was prepared to respond to all comment letters received, identify any revisions to
the Draft EIR text as a result of those comments, and includes the MMRP. In accordance with
CEQA, the Final EIR was submitted to the State Clearinghouse for distribution to State agencies
on November 22, 2024 for a minimum 10-day public review period. The Final EIR was also
posted on the City’s website. The revisions to the Draft EIR include minor clarifications and
amplifications of the analysis contained in the Draft EIR and do not constitute significant new
information that, in accordance with CEQA Guidelines Section 15088.5, would trigger the need
to recirculate portions or all of the Draft EIR.

The Heritage Oaks Estates East NOP, Draft EIR, and Final EIR are available for review on the
City’s website (https://www.wheatland.ca.gov/departments/community-development/).
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Findings of fact and statement of overriding considerations for the EIR have been prepared for
the City's certification of the EIR. The statement of overriding considerations is required due to
significant and unavoidable impacts that persist even with the implementation of mitigation
measures (see Exhibit A of Attachment 1).

Conclusion

Based on the information contained in the staff report and the Findings of Fact in the attached
resolution and subject to the conditions of approval, staff recommends that the Wheatland
Planning Commission consider the adoption of the attached resolution thereby recommending
the Wheatland City Council take the following actions:

Certify the Final EIR, adopt the CEQA FOFs/SOCs, and adopt the MMRP;
Approve the General Plan Amendment;

Approve the PD Rezone;

Approve the Vesting Tentative Subdivision Map; and

Approve the Site Plan and Design Review.

el ol A

Attachments

1. Resolution No. 2024-**
Exhibit A — Findings of Fact and Statement of Overriding Considerations
Exhibit B — Mitigation Monitoring and Reporting Program
Exhibit C — Planned Development Rezone Ordinance
Exhibit D — Vesting Tentative Subdivision Map
Exhibit E — Draft Conditions of Approval
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ATTACHMENT 1

PLANNING COMMISSION
RESOLUTION NO. 2024-**

RESOLUTION OF THE PLANNING COMMISSION OF THE
CITY OF WHEATLAND RECOMMENDING THE WHEATLAND CITY COUNCIL

CERTIFY THE FINAL ENVIRONMENTAL IMPACT REPORT, ADOPT THE FINDINGS

OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS, ADOPT THE

MITIGATION MONITORING REPORTING PROGRAM, APPROVE THE GENERAL

PLAN AMENDMENT, APPROVE THE PLANNED DEVELOPMENT REZONE,

APPROVE THE VESTING TENTATIVE SUBDIVISION MAP, AND APPROVE THE

SITE PLAN AND DESIGN REVIEW FOR THE HERITAGE OAKS ESTATES EAST
PROJECT LOCATED WEST OF STATE ROUTE 65 AND SOUTH OF MAIN STREET

(APNs 015-490-023 THROUGH -028 AND 015-720-009 THROUGH -013)

WHEREAS, on November 11, 2022, the applicant, Lewis Investment Company,
LLC., submitted an application for a General Plan Amendment, Planned Development
(PD) Rezone, Vesting Tentative Subdivision Map, and Site Plan and Design Review for
the Heritage Oaks Estates East Project; and

WHEREAS, the project site consists of a 148.70-acre site located west of State
Route (SR) 65 and south of at Main Street in the southern area of the City of Wheatland,
California. The project site is identified by Yuba County Assessor's Parcel Numbers
(APNs) 015-490-023 through -028 and 015-720-009 through -013); and

WHEREAS, on February 28, 2006, the Wheatland City Council adopted
Ordinance No. 393 rezoning the Heritage Oaks Estates property to PD; and

WHEREAS, the City, as lead agency under the California Environmental Quality
Act (“CEQA’), has completed the Final Environmental Impact Report (“Final EIR” or
“‘EIR") for the Project; and

WHEREAS, this document contains the City's certification of the EIR, its CEQA
findings, and its statement of overriding considerations supporting approval of the
Project considered in the EIR. The Final EIR has State Clearinghouse No. 2024031192,
and

WHEREAS, a Draft Environmental Impact Report (“Draft EIR") was released for
public and agency review on July 23, 2024. The Draft EIR assesses the potential
environmental effects of implementation of the Project, identifies means to eliminate or
reduce potential adverse impacts, and evaluates a reasonable range of alternatives to
the Project; and

WHEREAS, the Final EIR comprises the Draft EIR together with one additional

volume that includes the comments on the Draft EIR submitted by interested public
agencies, organizations, and members of the public; written responses to the

Heritage Oaks Estates East Planning Commission Resolution 1



environmental issues raised in those comments; revisions to the text of the Draft EIR
reflecting changes made in response to comments and other information; and other
minor changes to the text of the Draft EIR. The Final EIR is hereby incorporated in this
document by reference; and

WHEREAS, the custodian of the Final EIR is the Wheatland Community
Development Department and the Final EIR is available for public review on the City’s
website at: https://www.wheatland.ca.gov/departments/community-development/; and

WHEREAS, the Wheatland Planning Commission duly gave notice of public
hearing as required by law and on December 3, 2024 duly held a public hearing,
received and considered evidence, both oral and documentary.

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the
Wheatland Planning Commission has been presented with the Final EIR and that it has
reviewed and considered the information contained in the Final EIR prior to making the
Findings of Fact and Statement of Overriding Considerations, as set forth in Exhibit A,
which is attached hereto and incorporated by reference.

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the
Wheatland Planning Commission hereby make the following findings for
recommendation to the City Council for approval of the proposed Planned Development
Amendment and the adoption of the Heritage Oaks Estates East General Development
Plan, as set forth in Exhibit C, which is attached hereto and incorporated by reference:

1. Each individual unit of the development can exist as an independent unit capable
of creating an environment of sustained desirability and stability, and the uses
proposed will not be detrimental to present and potential surrounding uses but
instead will have a beneficial effect which could not be achieved under another
zoning district. The proposed General Development Plan would modify the
setback requirements and lot widths for the residential development. The original
intent of the previously approved Planned Development Guidelines would
remain.

2. The streets and thoroughfares proposed meet the standards of the City's
standards and adequate utility service can be supplied to all phases of the
development. Arterial and collector streets through the project are designed to be
consistent with the City’s standards as well as the General Plan Circulation
Element. The proposed Planned Development Amendment would not alter the
proposed roadways.

3. Any residential component will be in harmony with the character of the
surrounding neighborhood and community and will result in densities no higher
than that permitted by the General Plan.

4. Any deviation from the standard zoning requirements is warranted by the design

and additional amenities incorporated in the General Development Plan which
offer certain usual redeeming feature to compensate for any deviations that may

Heritage Oaks Estates East Planning Commission Resolution 2



be permitted. The proposed Planned Development Amendment would modify the
required setbacks and lot widths for the residential development.

The area surrounding the PD District can be planned and zoned in coordination
and substantial compatibility with the proposed development. The original intent
and compatibility of the previously approved Planned Development Guidelines
would remain.

. The PD District conforms with the General Plan of the City. The original intent

and consistency with the General Plan of the previously approved Planned
Development Guidelines would remain.

NOW, THEREFORE, BE IT RESOLVED AND DETERMINED, that the

Wheatland Planning Commission does hereby make the following findings for approval
of a Vesting Tentative Subdivision Map, subject to the conditions of approval as set forth
in Exhibit E, which is attached hereto and incorporated by reference:

1.

That the subdivision, design and improvements are consistent with the General
Plan, as required by Section 66473.5 of the Subdivision Map Act and the City’'s
Subdivision Regulations. The subdivision will accommodate uses that are
consistent with the General Plan on each of the lots created by the subdivision;
and,

That the subdivision proposed by the Vesting Tentative Subdivision Map
complies with the rules, regulations, standards and criteria of the City's
Subdivision Regulations. The proposed subdivision meets the City’s criteria for
the map. The City’s Planning and Engineering staff have reviewed the Vesting
Tentative Subdivision Map and evaluated the effects of the subdivision proposed
and have determined that the Vesting Tentative Subdivision Map as conditioned
comply with and conform to all the applicable rules, regulations, standards, and
criteria of the City’s Subdivision Regulations.

The conditions of approval protect the public safety, health and general welfare
of the users of the project and surrounding area. In addition, the conditions
ensure the project is consistent with City standards.

NOW, THEREFORE, BE IT FURTHER RESOLVED AND DETERMINED, that

the Wheatland Planning Commission does hereby recommend the Wheatland City
Council CERTIFY the Final EIR; ADOPT the CEQA Findings of Fact and Statement of
Overriding Considerations and the Mitigation Monitoring and Reporting Program
(MMRP), as set forth in Exhibit B, which is attached hereto and incorporated by
reference; and APPROVE the General Plan Amendment, PD Rezone, Vesting Tentative
Subdivision Map, as set forth in Exhibit D, which is attached hereto and incorporated by
reference, and Site Plan and Design Review for the Heritage Oaks Estates East Project
located west of SR 65 and south of Main Street (APNs 015-490-023 through -028 and
015-720-009 through -013), subject to the conditions of approval, as set forth in Exhibit
E, which is attached hereto and incorporated by reference.

Heritage Oaks Estates East Planning Commission Resolution 3



I HEREBY CERTIFY that the foregoing recommendation was passed and
adopted by the City of Wheatland Planning Commission, at a regular meeting thereof,
held on the 3" day of December, 2024 by following vote:

AYES:
NOES:
ABSTAIN:
ABSENT:

APPROVED:

Planning Commission Chairperson

ATTEST:

Lisa Thomason, City Clerk

Heritage Oaks Estates East Planning Commission Resolution 4



Exhibit A

FINDINGS OF FACT AND STATEMENT OF OVERRIDING CONSIDERATIONS

Heritage Oaks Estates East Project EIR

A. Environmental Determination: EIR

I

2.

The City Council of the City of Wheatland finds as follows:

Based on the initial study conducted for the Heritage Oaks Estates East Project (Project), the City
of Wheatland’s Community Development Department determined, based upon substantial
evidence, that the Project may have a significant effect on the environment and prepared an
environmental impact report (EIR) on the Project. The EIR was prepared, noticed, published,
circulated, reviewed, and completed in full compliance with the California Environmental Quality
Act (CEQA) (Public Resources Code §21000 ef seq.) and the CEQA Guidelines (14 California
Code of Regulations §15000 e seq.), as follows:

a.

A Notice of Preparation (NOP) of the Draft EIR was filed with the Office of Planning and
Research and each responsible and trustee agency [and each federal agency involved in
approving or funding the Project] on March 29, 2024, and was circulated for public
comments for a 30-day review period from March 29, 2024 to April 29, 2024. A public
scoping meeting was held on April 25, 2024 at 6:00 PM.

A Notice of Completion (NOC) and copies of the Draft EIR were distributed to the Office
of Planning and Research on July 3, 2024 to those public agencies that have jurisdiction
by law with respect to the Project or which exercise authority over resources that may be
affected by the Project, and to other interested parties and agencies as required by law. The
comments of such persons and agencies were sought.

An official 45-day public comment period for the Draft EIR was established by the Office
of Planning and Research. The public comment period began on July 3, 2024 and ended
on August 16, 2024.

A Notice of Availability (NOA) of the Draft EIR was posted at the County Clerk's Office,
placed in the Marysville Appeal-Democrat, posted on the City’s website, and mailed to all
interested groups, organizations, and individuals who had previously requested notice in
writing on July 3, 2024. The NOA stated that the City of Wheatland had completed the
Draft EIR and that copies were available for review online at
http://www.wheatland.ca.gov/departments/community-development/ or for purchase or
review at the City of Wheatland, Community Development Department, 111 C Street,
Wheatland, CA 95692. The letter also indicated that the official 45-day public review
period for the Draft EIR would end on August 16, 2024,

Following closure of the public comment period, all comments received on the Draft EIR
during the comment period, the City’s written responses to the significant environmental
points raised in those comments, and any information added to the Draft EIR by the City
were assembled to produce the Final EIR.

The following information is incorporated by reference and made part of the record supporting
these findings:



a. The Draft and Final EIR and all documents relied upon or incorporated by reference include
the following:

Cal-Adapt. Local Climate Change Snapshot for Wheatland, California, Available
at: https://cal-adapt.org/tools/local-climate-change-snapshot. Accessed April
2024,

California Air Pollution Control Officers Association. Handbook for Analyzing
Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and
Advancing Health and Equity. August 2021,

California Air Resources Board. 2022 Scoping Plan for Achieving Carbon
Neutrality. November 16, 2022.

California Air Resources Board. Aerometric Data Analysis and Management
(iADAM) System. https://www.arb.ca.gov/adam/select8/sc8start.php. Accessed
April 2024.

California Air Resources Board. Air Quality and Land Use Handbook: A
Community Health Perspective. April 2005.

California Air Resources Board. dirborne Toxic Control Measure to Limit Diesel-
Fueled Commercial Motor Vehicle Idling. Available at:
https://ww?2.arb.ca.gov/our-work/programs/atcm-to-limit-vehicle-idling/about.
Accessed April 2024.

California Air Resources Board. Ambient Air Quality Standards. May 4, 2016.
Available  at:  https://ww2.arb.ca.gov/sites/default/files/2020-07/aaqs2.pdf.
Accessed April 2024,

California Air Resources Board. Amendments to the In-Use Off-Road Diesel-
Fueled Fleets Regulation. August 29, 2023,

Califonia Air Resources Board. California Ambient Air Quality Standards
(CAAQS). Available at: https://ww2.arb.ca.gov/resources/california-ambient-air-
quality-standards. Accessed April 2024.

California Air Resources Board. Glossary of Air Pollution Terms. Available at:
https://ww?2.arb.ca.gov/glossary. Accessed April 2024,

California Air Resources Board. Inhalable Particulate Matter and Health (PM: s
and PM;jg). Available at: https://ww2.arb.ca.gov/resources/inhalable-particulate-
matter-and-health. Accessed March 2024,

California Air Resources Board. In-Use Off-Road Diesel Vehicle Regulation.
December 10, 2014. Available at: https://ww2.arb.ca.gov/our-work/programs/use-
road-diesel-fueled-fleets-regulation/about. Accessed April 2024.

California Air Resources Board. Overview: Diesel Exhaust & Health. Available
at: https://ww?2.arb.ca.gov/resources/overview-diesel-exhaust-and-health.
Accessed March 2024,

California Air Resources Board. Reducing Toxic Air Pollutants in California’s
Communities. February 6, 2002.

California Building Standards Commission. California Green Building Standards
Code. Available at: https://codes.iccsafe.org/content/CAGBC2022P1. Accessed
June 2024.

Califomnia Department of Conservation, Division of Mines and Geology. 4
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d. Vesting Tentative Subdivision Map; and
€. Site Plan and Design Review.

With respect to the entitlements over which the City Council has final approval authority and
pursuant to CEQA Guidelines Section 15090, the City Council certifies that:

a. The Final EIR constitutes an adequate, accurate, objective, and complete final
environmental impact report in full compliance with the requirements of CEQA and the
State CEQA Guidelines;

b. The Final EIR has been presented to the City Council, and the Council has reviewed and
considered the information contained in the Final EIR prior to taking action on the Project;

c! The Final EIR reflects the City Council’s independent judgment and analysis.

The City Council has final approval authority over the Project. In support of its approval, the City
Council makes the following findings for each of the significant environmental effects and
alternatives of the Project identified in the EIR pursuant to Section 15091 of the CEQA Guidelines:

a. Significant or Potentially Significant Impacts Mitigated to a Less-Than-Significant Level.

The following significant and potentially significant environmental impacts of the Project,
including cumulative impacts, are being mitigated to a less-than-significant level, as set
out below. A detailed discussion of each impact is included in the Draft EIR. Pursuant to
Section 21081(a)(1) of CEQA and Section 15091(a)(1) of the CEQA Guidelines, as to each
such impact, the City Council, based on the evidence in the record before it, finds that
changes or alterations incorporated into the Project by means of conditions or otherwise,
mitigate, avoid or substantially lessen to a level of insignificance these significant or
potentially significant environmental impacts of the Project. The basis for the finding for
each identified impact is set forth below.

e Impact 4.1-6: Generate greenhouse gas (GHG) emissions, either directly or
indirectly, that may have a significant impact on the environment, or conflict
with an applicable plan, policy, or regulation adopted for the purpose of
reducing the emissions of GHGs. The proposed project is generally consistent
with the City’s Climate Action Plan (CAP); however, the project would
cumulatively contribute to increases of GHG emissions attributable to future
development. Because full compliance with the CAP is reliant upon Mitigation
Measure 4.1-6, without implementation of Mitigation Measure 4.1-6, which
requires the inclusion of traffic calming and congestion management measures, the
proposed project could conflict with the City’s CAP and result in an impact that is
considerably cumulative. Mitigation Measure 4.1-6 would ensure that the potential
impact is less than significant and less than cumulatively considerable.

e Impact 4.3-1: Conflict with a program, plan, ordinance, or policy addressing
the circulation system during construction activities. Construction activities
associated with the project could affect the local roadway network, with an
increased vehicle presence during construction. In addition, the roadway
improvements, such as the installation of new entrances, could result in lane



closures and disrupt traffic flow. However, Mitigation Measure 4.3-1 requires the
implementation of a traffic control plan for all construction activities. Mitigation
Measure 4.3-1 would ensure the impact is less than significant.

Impact 4.3-3: Result in Vehicle Miles Traveled (VMT) which exceeds an
applicable threshold of significance, except as provided in CEQA Guidelines
Section 15064.3, subdivision (b). The City of Wheatland has a baseline VMT per
capita of 32.3, with CEQA guidelines requiring residential projects to generate a
VMT per capita 15 percent less than the City’s baseline to satisfy a less-then-
significant VMT impact. According to the VMT Analysis prepared for the
proposed project, the project would generate 27.98 VMT per capita, above the
27.45 VMT per capita threshold, which would be inconsistent with CEQA
guidelines. Mitigation Measure 4.3-3, requires the implementation of community-
based travel planning through a residential-based approach to encourage
alternative modes of transportation including but not limited to, carpooling,
vanpooling, and other ridesharing programs. Mitigation Measure 4.3-3, would
ensure the impact is reduced to a less-than-significant level.

Impact 4.4-1: Cause a substantial adverse change in the significance of a tribal
cultural resource, as defined in Public Resources Code (PRC) Section 21074.
Records of the California Native American Heritage Commission (NAHC) Sacred
Lands File indicated the presence of tribal cultural resources within the vicinity of
the project site. Ground-disturbing activities associated with the proposed project
could cause a substantial change in the significance of a tribal cultural resource as
defined in PRC Section 21074 if unknown buried tribal cultural resources are
discovered, and a significant impact could occur. Mitigation Measure 4.4-1(a),
requires all personnel involved in project implementation to receive project-
specific tribal cultural resource awareness training. In addition, Mitigation
Measure 4.4-1(b), requires appropriate actions if potential tribal cultural resources,
archaeological resources, other cultural resources, articulated, or disarticulated
human remains are discovered during construction activities, and Mitigation
Measure 4.4-1(c) requires notification of the United Auburn Indian Community of
the Auburn Rancheria (UAIC) of ground-disturbing activities and the presence of
a Tribal Monitor during ground-disturbing activities. Mitigation Measures 4.4-
1(a), 4.4-1(b), and 4.4-1(c) would ensure the impact is less than significant.

Impact 4.5-5: Substantially alter the existing drainage pattern of the site or
area, including through the alteration of the course of a stream or river or
through the addition of impervious surfaces, in a manner which would create
or contribute runoff water which would exceed the capacity of existing or
planned stormwater drainage systems or provide substantial additional
sources of polluted runoff. The proposed project would alter the existing drainage
pattern of the site through increasing the amount of impervious surface within the
site as compared to the site’s existing undeveloped condition. A final drainage plan
has not yet been prepared, and, thus, the final design of the stormwater drainage
system and proper compliance with the specifications of the proposed storm
drainage system detailed in the Interim Drainage Plan cannot be confirmed at this
time. Thus, a significant impact could occur. Mitigation Measure 4.5-5 requires
the applicant, to prepare and submit a Final Drainage Plan as part of the
improvement plan and final map submission process. Mitigation Measure 4.5-5
would ensure the impact is less than significant.



Impact 4.6.4(a): Have a substantial adverse effect, either directly or through
habitat modifications, on any species identified as a candidate, sensitive, or
special status species in local or regional plans, policies, or regulations, or by
the California Department of Fish and Wildlife (CDFW) or U.S. Fish and
Wildlife Service. Special-status species include those plant and wildlife species
that have been formally listed, are proposed as endangered or threatened, or are
candidates for such listing under the federal Endangered Species Act (FESA) and
California Endangered Species Act (CESA). According to the Biological
Resources Assessment (BRA) prepared for the proposed project, special-status
wildlife species have the potential to occur on the project site, as noted below.

o Crotch’s Bumble Bee: Crotch’s bumble bee was not documented within
the California Natural Diversity Database (CNDDB) as having occurred
within five miles of the project site. While the project site is heavily
disturbed through regular mowing, the on-site ruderal areas and woodland
may represent potential nesting habitat for the species. Thus, the potential
exists for Crotch’s bumble bee to be present within the project site and
significantly impacted through habitat modifications. Pursuant to
Mitigation Measure 4.6-1, a qualified biologist shall conduct a
preconstruction nesting survey with focus on detecting active Crotch’s
bumble bee nesting colonies within seven days prior to ground-disturbing
activities that are scheduled to occur during the flight season (February
through October). If an active nest is detected on-site, a no-disturbance
buffer zone shall be established around the nest to reduce the risk of
disturbance or incidental take. The buffer shall last until the biologist
deems the nesting colony is no longer active. Mitigation Measure 4.6-1
would ensure the impact is less than significant.

o Northwestern Pond Turtle: According to the BRA, northwestern pond
turtles have been recorded within five miles of the project site. The nearby
portion of the Bear River and upland habitat are suitable dispersal lands
for and nesting habitat for the species. Thus, the potential exists for
northwestern pond turtle to be present within the project site and
significantly impacted through habitat modifications. Pursuant to
Mitigation Measures 4.6-2 and 4.6-3, ten days prior to the start of ground-
or vegetation-disturbing activities, a qualified biologist shall conduct a
focused survey for nests and within 48 hours prior to the start of such
activities, a qualified biologist shall conduct a preconstruction survey for
northwestern pond turtles within the project site. If northwestern pond
turtles are found on-site prior to or during construction, the turtles shall be
allowed to move out of the work area on their own volition. If they are
unable to leave on their own terms, a qualified biologist shall capture and
relocate them at least 100 feet from where they were found. Mitigation
Measures 4.6-2 and 4.6-3 would ensure the impact is less than significant.

o Valley Elderberry Longhorn Beetle: The proposed project could have
indirect significant impacts to the valley elderberry longhorm beetle
(VELB) if construction activities disturbs any occupied elderberry shrubs.
Mitigation Measures 4.6-4, 4.6-5, and 4.6-6 require that prior to
commencement of construction activities, avoidance zones for elderberry



shrubs shall be established and demarcated, the elderberry shrubs on
Malone Avenue shall be transplanted to a portion of Bear River riparian
area until completion of construction, and work areas within 30 of
elderberry bushes shall be presoaked to minimize dust generation.
Mitigation Measures 4.6-4, 4.6-5, and 4.6-6 would ensure the impact is
less than significant.

Pallid Bat: Trees located on-site could provide suitable roosting habitat
for pallid bat. Therefore, significant impacts could occur if roosting habitat
is removed during project construction. Pursuant to Mitigation Measure
4.6-7, prior to any construction activities that may impact habitat, a
qualified biologist shall conduct a bat habitat assessment for suitable bat
roosting habitat. If a maternity roost is located, the roost shall remain
undisturbed until after the maternity season, or until the biologist has
determined the roost is no longer active. Mitigation Measure 4.6-7 would
ensure the impact is less than significant.

Western Red Bat: The on-site trees and shrubs could provide suitable
roosting habitat for the western red bat. Thus, westemn red bat could be
located within the project site, and could be significantly impacted if
habitat is removed during project construction. Pursuant to Mitigation
Measure 4.6-8, if the shrubs or trees proposed to be removed or trimmed
are determined by a qualified bat biologist to be suitable day-roosting
habitat, then a qualified bat biologist shall prepare a Bat Management Plan
including, specific avoidance and minimization measures such as
preconstruction acoustic surveys for western red bats. Mitigation Measure
4.6-8 would ensure the impact is less than significant.

Swainson’s Hawk: The project site provides suitable foraging habitat for
Swainson’s hawk; thus, the proposed project could have significant impact
through habitat modification. Mitigation Measure 4.6-9 requires that if
construction activities occur between March 1 to August 31, a qualified
biologist shall conduct a preconstruction survey for Swainson’s hawks’
nests on-site and in a 0.25-mile buffer around the project site within 14
days prior to the start of ground- or vegetation-disturbing activities.
Mitigation Measure 4.6-10 requires the applicant to consult with CDFW
to determine mitigation for loss of on-site Swainson’s hawk foraging
habitat. Mitigation Measures 4.6-9 and 4.6-10 would ensure the impact is
less than significant.

Burrowing Owl: Ruderal areas that cannot be disced or plowed could
provide marginally suitable burrowing owl habitat. Thus, while burrowing
owls have low potential to occur within the project site, construction
activities could significantly impact burrows that are present on-site.
Mitigation Measure 4.6-11 requires that prior to commencement of
ground-disturbing activities, a qualified biologist shall conduct a take
avoidance preconstruction survey to verify the absence of burrowing owls
on-site. If an active burrow is located within the project site and
destruction is unavoidable, the applicant shall prepare a Burrowing Owl
Exclusion Plan to be approved by CDFW. Mitigation Measure 4.6-11
would ensure the impact is less than significant.



o Tricolored Blackbird: Riparian vegetation along Grasshopper Slough
includes blackberry brambles, which provides suitable breeding habitat for
the tricolored blackbird. The blackberry brambles would be adversely
impacted by project construction. Thus, the proposed project could have a
significant impact, either directly or indirectly through habitat
modifications, on tricolored blackbird. Mitigation Measure 4.6-12 requires
that within 30 days prior to the start of construction activities, a qualified
biologist shall conduct a preconstruction survey for nesting tricolored
blackbird on-site and within a 500-foot buffer around the project site to
determine whether or not nesting colonies are present. If an active nesting
colony is observed, the buffer shall be maintained until a qualified
biologist has determined that the colony is no longer active. Mitigation
Measure 4.6-12 would ensure the impact is less than significant.

o Nesting Raptors and Migratory Birds: The project site contains existing
trees that could be used by nesting raptors and migratory birds protected
by the Migratory Bird Treaty Act (MBTA). Construction activities could
result in mortality of individual birds or adversely affect the nesting
success of raptors and migratory birds. Thus, if construction activities
were to occur during the breeding season and the aforementioned species
are present, the proposed project could have a significant impact. Pursuant
to Mitigation Measure 4.6-13, if construction activities being during
February 1 to September 30, a qualified biologist shall conduct a
preconstruction nesting bird survey on-site and within a 500-foot buffer
(for raptors) and a 100-foot buffer (for non-raptor migratory birds) around
the project site within 14 days prior to the start of ground- or vegetation-
disturbing activities. If active nests are observed, a buffer shall be
established and monitored by a qualified biologist until the biologist has
determined the nest is no longer active. Mitigation Measure 4.6-13 would
ensure the impact is less than significant.

Impact 4.6.4(b): Have a substantial adverse effect on any riparian habitat or
other Sensitive Natural Community identified in local or regional plans,
policies, and regulations or by the California Department of Fish and Wildlife
or U.S. Fish and Wildlife Service. A small area of valley oak woodland and forest
habitat is located on-site. While the proposed project is anticipated to avoid the
valley oak woodland and forest habitat area, a formal delineation of Sensitive
Natural Communities on and/or adjacent to the project site has not yet been
conducted. If Sensitive Natural Communities are delineated on the project site and
the proposed project would involve disturbance of such a community, a significant
impact could occur. Mitigation Measure 4.6-14, requires that prior to the
commencement of ground-disturbing activities, a qualified biologist shall conduct
vegetation surveys within the project site and establish a 25-foot buffer to delineate
any identified Sensitive Natural Communities. Mitigation Measure 4.6-14 would
ensure the impact is less than significant.

Impact 4.6.4(e): Conflict with any local policies or ordinances protecting
biological resources, such as a tree preservation policy or ordinance. The
proposed project could impact valley oak trees subject to regulation under the Oak
Woodlands Conservation Act (PRC Section 21083.4). Because valley oak trees are



present on-site, the project could conflict with the Oak Woodlands Conservation
Act and a significant impact could occur. However, pursuant to Mitigation
Measure 4.6-15, prior to commencement of ground-disturbing activities, including
tree removal, a certified arborist shall prepare an arborist report documenting all
trees with a diameter at breast height (DBH) of five inches or greater within the
project site, and take appropriate measures if trees are found on-site. Mitigation
Measure 4.6-15 would ensure the impact is less than significant.

Impact 4.6.5(b, ¢): Cause a substantial adverse change in the significance of a
unique archaeological resource pursuant to Section 15064.5 and/or disturb
any human remains, including those interred outside of dedicated cemeteries.
According to the Cultural Resources Report, although surface or subsurface
cultural resources were not observed on-site, a relatively high potential exists for
buried pre-contact archacological resources to be present within the project site
due to the proximity to the Bear River. Additionally, the potential for unrecorded,
subsurface archaeological resources to exist within the project site cannot be
entirely ruled out. Based on the above, the proposed project could disturb human
remains and a significant impact could occur.

If human remains or potentially human remains are found, the archaeologist shall
ensure protection measures are taken to protect the discovery from disturbance.
The archaeologist shall notify the City of Wheatland and the Yuba County
Coroner. If the County Coroner determines the remains are Native American and
not the result of a crime scene, they shall notify the NAHC, who shall designate a
Native American Most Likely Descendant (MLD) for the proposed project, who
shall make recommendations concerning treatment of the remains. If an agreement
between the MLD and landowner cannot be reached, the landowner shall rebury
the remains where they shall not be further disturbed and recorded with the NAHC.
Work shall resume within the no-work radius until the City determines the
treatment has been completed to satisfaction. Mitigation Measure 4.6-16 requires,
that prior to commencement of any construction activities, a Contractor Awareness
Training Program shall be delivered to train equipment operators about cultural
resources, which shall be prepared by a qualified professional archaeologist to
inform construction personnel about, federal and State regulations pertaining to
cultural resources and tribal cultural resources, the subsurface indicators of
resources that shall require a work stoppage, mitigation measures, and enforcement
of penalties and repercussions for non-compliance with the program. Mitigation
Measure 4.6-17 requires that prior to the start of trenching, a qualified professional
archaeologist will monitor all trenching activities and any below-ground utility
installation associated with project construction, and shall have the authority to
temporarily halt ground-disturbing or construction-related work within 100 feet of
any discovery of potential historical or archaeological resources. Mitigation
Measure 4.6-18 requires that in the event subsurface deposits believed to be
cultural or human in origin are discovered during construction, all work shall halt
within a 100-foot radius of the discovery, a qualified professional archaeologist
shall evaluate the significance of the find and shall have the authority to modify
the no-work radius as appropriate, using professional judgement; if the find
includes human remains, the professional archeologist shall ensure reasonable
protection measures are taken to protect the discovery from disturbance, and shall
contact the County Coroner. Mitigation Measures 4.6-16, 4.6-17, and 4.6-18 would
ensure the impact is less than significant.



Impact 4.6.7(aiii, aiv, c¢): Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or death involving seismic-
related ground failure, including liquefaction, or landslides, and/or be located
on a geologic unit or soil that is unstable as a result of the project, and
potentially result in, on- or off-site landslide, lateral spreading, subsidence,
liquefaction, or collapse. Further analysis of on-site soil conditions is necessary
to ensure that the proposed project would not directly or indirectly cause potential
substantial adverse effects involving liquefaction or be located on a geologic unit
or soil that is unstable, or that would become unstable as a result of the project,
and potentially result in on- or off-site liquefaction. Mitigation Measure 4.6-19
requires that prior to issuance of any grading permits, the project applicant shall
submit a design-level geotechnical exploration study produced by a California
Registered Civil Engineer and identify best practices to achieve compliance with
the California Building Standards Code’s geologic soils and seismic requirements;
the recommendations of the geotechnical exploration study shall be incorporated
and utilized in the project design. Mitigation Measure 4.6-19 would ensure the
impact is less than significant.

Impact 4.6.7(d): Be located on expansive soil, as defined in Table 18-1B of the
Uniform Building Code (1994), creating substantial direct or indirect risks to
life or property. According to the Geotechnical Engineering Report prepared for
the project site, laboratory testing of the near surface clays and silts on-site
indicated that on-site soils could exert moderate expansion pressures on
foundations and exterior flatwork. Therefore, the Geotechnical Engineering Report
provides specific recommendations to ensure impacts related to soil expansion do
not occur. Without compliance with the recommendations contained within the
Geotechnical Engineering Report, a significant impact could occur. Mitigation
Measure 4.6-20 requires implementation of Mitigation Measure 4.9-19, as
described above. Mitigation Measure 4.6-20 would ensure the impact is less than
significant.

Impact 4.6.7(f): Directly or indirectly destroy a unique paleontological
resource or site or unique geologic feature. According to the City’s General Plan
EIR, only a portion of the City’s General Plan planning area has been surveyed,
and, thus, unknown significant paleontological resources could be uncovered
during future ground-disturbing activities associated with development. Because
the proposed project would be constructed in areas where surveys have not taken
place, the proposed project could directly or indirectly destroy a unique
paleontological resource or site or unique geologic feature, and a significant impact
could occur. However, pursuant to Mitigation Measure 4.6-21, should
paleontological resources be discovered during ground-disturbing activities, work
shall be halted in the area within 50 feet of the find and the City of Wheatland
Community Development Department shall be notified and a qualified
paleontologist shall inspect the discovery; if deemed significant, the resource(s)
shall than be salvaged and deposited in an accredited scientific institution, with
construction allowed to continue in areas outside the buffer zone. Mitigation
Measure 4.6-21 would ensure the impact is less than significant.



Impact 4.6.8(b): Create a significant hazard to the public or the environment
through reasonably foreseeable upset and accident conditions involving the
likely release of hazardous materials into the environment. Based on historic
aerial photographs, the project site was previously used as agricultural land. As a
result, the potential exists for organochlorine pesticides (OCPs) and arsenic
pesticide to be present within surface soils. In addition, an existing well is located
on the project site, which if not removed in accordance with County and State
regulations could have a significant impact. Furthermore, the site of an unidentified
structure located on-site from 1993 to 2006 could contain traces of asbestos-
containing materials (ABMs) and lead-based paints (LBPs). Mitigation Measure
4.6-22 requires that prior to approval of grading permits, the project applicant shall
ensure that additional testing of on-site soils is conducted to determine lateral and
vertical extent of potential contamination of OCPs, ACMs, and LBPs, and the
proper disposal of any contaminated soils. In addition, and Mitigation Measure
4.6-23 requires that prior to improvement plan approval, the project applicant shall
hire a licensed well contractor to obtain a well abandonment permit from the Yuba
County Environmental Health Department (YCEHD) for all on-site wells not
proposed for use, and properly abandon the on-site wells. Mitigation Measures 4.6-
22 and 4.6-23 would ensure the impact is less than significant.

Impact 4.6.9(a): Violate any water quality standards or waste discharge
requirements or otherwise substantially degrade surface or ground water
quality. Soils exposed during ground-disturbing activities have the potential to
affect water quality either by suspended soil particles and sediments transported
through runoff or by sediments transported as dust that eventually reach local water
bodies. During project operation, pollutants would have the potential to enter
stormwater and affect detention basins and violate water quality standards or waste
discharge requirements resulting in a significant impact. However, Mitigation
Measure 4.6-24 requires that prior to issuance of any grading permits, the
contractor shall prepare a Storm Water Pollution Prevention Plan (SWPPP) for
review and approval by the Central Valley Regional Water Quality Control Board
(RWQCB), which would identify Best Management Practices (BMPs) to reduce
pollutants in stormwater runoff to the maximum extent possible. In addition,
Mitigation Measure 4.6-25 requires that prior to approval of final project
improvement plans, a detailed BMP and water quality maintenance plan shall be
submitted to the City Engineer for review and approval. Mitigation Measures 4.6-
24 and 4.6-25 would ensure the impact is less than significant.

Impact 4.6.9(civ): Substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a stream or river or
through the addition of impervious surfaces, in a manner which would impede
or redirect flood flows. According to the Federal Emergency Management
Agency (FEMA) Flood Insurance Rate Map (FIRM) 06115C0445D, a portion of
the project site is located within a Special Flood Hazard Area (SFHA) without
Base Flood Elevation (BFE) (Zone A). As the proposed project has planned
development within the SFHA, the project could be exposed to risks associated
with flood hazards, which could result in a significant impact. However, Mitigation
Measure 4.6-26 requires that prior to construction of the foundation or at the
completion of final grading, whichever comes first, project improvement plans
shall show that all finished building pad elevations at the site shall be a minimum
of one foot above the 100-year BFE, in accordance with Section 15.20.150 of the



City of Wheatland Municipal Code. Mitigation Measure 4.6-27 requires that prior
to issuance of building permits, a Hydrology Study must be submitted to the City
Engineer demonstrating the project’s compliance with all relevant sections of the
City’s Municipal Code and applicable federal standards. Mitigation Measures 4.6-
26 and 4.6-27 would ensure the impact is less than significant .

Significant or Potentially Significant Impacts Which Could Not Be Fully Mitigated
to a Less-Than-Significant Level.

Mitigation measures to mitigate, avoid, or substantially lessen the following significant and
potentially significant environmental impacts of the Project, including cumulative impacts,
have been identified. However, pursuant to Section 21081(a)(3) of CEQA and Section
15091(a)(3) of the CEQA Guidelines, as to each such impact and mitigation measure, the
City Council, based on the evidence in the record before it, specifically finds that the
mitigation measures are infeasible or ineffective at reducing the impacts to a less-than-
significant level. Each impact and mitigation measure and the facts supporting the finding
of infeasibility of each mitigation measure are set forth below. A detailed discussion of
each impact is included in the Draft EIR. Notwithstanding the disclosure of these impacts
and the finding of infeasibility, the City Council elects to approve the Project due to the
overriding considerations set forth below in Section e., Statement of Overriding
Considerations.

e Impact 4.1-2: Conflict with or obstruct implementation of the applicable air
quality plan during project operation . Operation of the proposed project would
result in reactive organic gases (ROG) and oxides of nitrogen (NOx) emissions
that would exceed the applicable Feather River Air Quality Management District
(FRAQMD) thresholds. Therefore, the proposed project could violate an air
quality standard or contribute substantially to an existing or projected air quality
violation, and a significant impact could occur. Mitigation 4.1-2(a) requires the
use of zero-volatile organic compound (VOC) paints, finishes, adhesives, and
cleaning supplies, and Mitigation Measure 4.1-2(b) requires the implementation of
Mitigation Measure 4.3-3, as described above. However even with implementation
of Mitigation Measures 4.1-2(a) and 4.1-2(b), operational ROG and NOx
emissions would exceed the applicable thresholds. Because additional feasible
mitigation for the reduction of the proposed project’s operational emissions to
below the applicable thresholds of significance is not currently available, and
because the feasibility and relative effectiveness of Mitigation Measures 4.1-2(a)
and (b) is not conclusive, even with implementation of the foregoing mitigation
measures, the impact would remain significant and unavoidable.

e Impact 4.1-5: Result in a camulatively considerable new increase of any criteria
pollutant for which the project region is in non-attainment under an applicable
federal or state ambient air quality standard (including releasing emissions
which exceed quantitative thresholds for ozome precursors). Even with
implementation of Mitigation Measures 4.1-2(a) and 4.1-2(b), the proposed project
would result in cumulative operational emissions that would exceed the applicable
FRAQMD thresholds of significance and would be in conflict with the
FRAQMD’s adopted attainment plans or inhibit attainment of regional Ambient
Air Quality Standards (AAQS). Mitigation Measure 4.1-5 requires the
implementation of Mitigation Measures 4.1-2(a) and 4.1-2(b), as defined above.
Mitigation Measure 4.1-5 would not reduce operational ROG and NOx emissions



to below the FRAQMD’s thresholds of significance, and the proposed project’s
impact would remain cumulatively considerable and significant and unavoidable.

Project Alternatives.

The City Council has considered the Project alternatives presented and analyzed in the
Draft EIR and presented during the comment period and public hearing process. Some of
these alternatives have the potential to avoid or reduce certain significant or potentially
significant environmental impacts, as set forth below. The City Council finds, based on
specific economic, legal, social, technological, or other considerations, that these
alternatives are infeasible. Each alternative and the facts supporting the finding of
infeasibility of each alternative are set forth below.

No Project (No Build) Alternative. The No Project (No Build) Alternative is
defined as the continuation of the existing conditions of the project site. Under the
No Project (No Build) Alternative the current conditions of the project site would
remain, and the site would not be developed. The site is currently undeveloped and
consists of generally flat, vacant land that has been subject to prior mass grading
and mowing. The No Project (No Build) Alternative would not meet the overall
intent of the City’s land use designation for this site or any of the project objectives,
which include the following:
1.
Therefore, the City Council rejects the No Project (No Build) Alternative.

Buildout Pursuant to Existing General Plan Alternative. Under the Buildout
Pursuant to Existing General Plan Alternative, the proposed project would be
developed pursuant to the existing LDR designation, as compared to the currently
proposed LMDR and MDR designations. Under the Buildout Pursuant to Existing
General Plan Alternative, assuming the project were built pursuant to the
maximum allowable 4.0 dwelling units per acre (du/ac), the number of residential
units on the site would be reduced to a maximum of 594 units, compared to the
currently proposed maximum of 685 units, which would be a decrease of 91 units.
The Buildout Pursuant to Existing General Plan Alternative would result in a lower
density and fewer units which would only partially meet project Objective 1.
Objectives 9 and 10 would also only partially be met, as the reduction would result
in less funding for maintenance of public facilities, as well as less property and
sales tax revenue. The significant and unavoidable impacts would persist under
this alternative and given that the alternative is a form of a No Project (No Build)
Alternative in accordance with Section 15126(e)(2) of the CEQA Guidelines, it
would not be considered the environmentally superior alternative. Therefore, the
City Council rejects the Buildout Pursuant to Existing General Plan Alternative.

Increased Density Alternative. The Increased Density Alternative would develop
Villages 7, 8, 9 with high-density, affordable multi-family residences. The
Increased Density Alternative would require the approval of a General Plan
Amendment to change the General Plan land use designation of the indicated
portions of the project site to High Density Residential (HDR), which would allow
for higher density. The proposed development area of the project site would not
change under the Increased Density Alternative, and all other site improvements
required under the proposed project would still be developed under the Increased
Density Alternative, including an intemal roadway network and utilities



improvements. The Increased Density Alternative would also include the same
type and amount of the open space areas as the proposed project. The Increased
Density Alternative would be considered the Environmentally Superior
Alternative. All project objectives would be met, and although impacts to VMT
would be fewer there would be greater impacts related to air quality and GHG
emissions that were already significant and unavoidable. The alternative would
still require the approval of a General Plan Amendment, Rezone and General
Development Plan, Vesting Tentative Subdivision Map, and Site Plan and Design
Review. The increase in significant and unavoidable impacts related to air quality
and GHG emissions are greater than the decrease in impacts related to VMT.
Therefore, the City Council rejects the Increased Density Alternative.

€. Statement of Overriding Considerations.

Pursuant to the CEQA Guidelines Section 15092, the City Council finds that in approving
the Project it has eliminated or substantially lessened all significant and potentially
significant effects of the Project on the environment where feasible. The City Council
further finds that it has balanced the economic, legal, social, technological, and other
benefits of the Project against the remaining unavoidable environmental risks in
determining whether to approve the Project, and has determined that those benefits
outweigh the unavoidable environmental risks and that those risks are acceptable. The City
Council makes this statement of overriding considerations in accordance with Section
15093 of the CEQA Guidelines in support of approval of the Project.

The City of Wheatland recognizes that the project would have the following significant
and unavoidable impacts on the environment:

e Impact 4.1-2: Conflict with or obstruct implementation of the applicable air
quality plan during project operation .

e Impact 4.1-5: Result in a camulatively considerable new increase of any criteria
pollutant for which the project region is in non-attainment under an applicable
federal or state ambient air quality standard (including releasing emissions
which exceed quantitative thresholds for ozone precursors).

The impacts above are outweighed by the benefits offered by the Project. The following
specific benefits would be provided by the project:

e The project would provide a variety and diverse mix of housing opportunities at a
broad range of new home sales price points.

e The project would enhance transportation circulation within the City by providing
new roadways connecting to properties to the west of the community, and
pedestrian and bicycle trail connectivity to the north of the community.

e The project would generate new property tax and sales tax revenue to support and
enhance public services within the City.

o The project would help the City meet the housing goals of the Regional Housing
Needs Allocation (RHNA).

Upon approval of the Project, the City shall file a Notice of Determination with the County Clerk
of Yuba County and, if the Project requires a discretionary approval from any State agency, with
the State Office of Planning and Research, pursuant to the provisions of CEQA Section 21152.



Pursuant to CEQA Guidelines Section 15091(e), the administrative record of these proceedings is
located at, and may be obtained from, the City of Wheatland, Community Development
Department, 111 C Street, Wheatland, CA 95692. The custodian of these documents and other
materials is the City Clerk.

Mitigation Monitoring and Reporting Program

Pursuant to CEQA Section 21081.6 and CEQA Guidelines Section 15091, and in support of its
approval of the Project, the City Council adopts the Mitigation Monitoring and Reporting Program
to require all reasonably feasible mitigation measures to be implemented by means of Project
conditions, agreements, or other measures, as set forth in the Mitigation Monitoring and Reporting
Program.



EXHIBIT B Final EIR
Heritage Oaks Estates East Project
November 2024

. 4. MITIGATION MONITORING
"  AND REPORTING PROGRAM _i#

4.1 INTRODUCTION

Section 15097 of the California Environmental Quality Act (CEQA) requires all State and local
agencies to establish monitoring or reporting programs for projects approved by a public agency
whenever approval involves the adoption of either a “mitigated negative declaration” or specified
environmental findings related to environmental impact reports.

The following is the Mitigation Monitoring and Reporting Program (MMRP) for the Heritage Oaks
Estates East Project (proposed project). The intent of the MMRP is to ensure implementation of
the mitigation measures identified within the EIR for the proposed project. Unless otherwise noted,
the cost of implementing the mitigation measures as prescribed by this MMRP shall be funded by
the applicant.

4.2 COMPLIANCE CHECKLIST

The MMRP contained herein is intended to satisfy the requirements of CEQA as they relate to
the EIR prepared for the proposed project. This MMRP is intended to be used by City of
Wheatland staff and mitigation monitoring personnel to ensure compliance with mitigation
measures during project implementation. Mitigation measures identified in this MMRP were
developed in the EIR.

The EIR presents a detailed set of mitigation measures that will be implemented throughout the
lifetime of the project. Mitigation is defined by CEQA Guidelines, Section 15370, as a measure
that:

* Avoids the impact altogether by not taking a certain action or parts of an action;
Minimizes impacts by limiting the degree or magnitude of the action and its
implementation;

Rectifies the impact by repairing, rehabilitating, or restoring the impacted environment;
Reduces or eliminates the impact over time by preservation and maintenance operations
during the life of the project; or

e Compensates for the impact by replacing or providing substitute resources or
environments.

The intent of the MMRP is to ensure the implementation of adopted mitigation measures. The
MMRP will provide for monitoring of construction activities as necessary and in-the-field
identification and resolution of environmental concerns.

Monitoring and documenting the implementation of mitigation measures will be coordinated by
City of Wheatland. The table attached to this report identifies the mitigation measures, the
monitoring action for each mitigation measure, the responsible party for the monitoring action,
and timing of the monitoring action. The applicant will be responsible for fully understanding and

4 Chapter 4 - Mitigation Monitoring and Reporting Program
{ Page 4-1
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effectively implementing the mitigation measures contained within the MMRP. The City will be
responsible for monitoring compliance.

4.3 MITIGATION MONITORING AND REPORTING PROGRAM

The following table indicates the mitigation measure number, the impact the measure is designed
to address, the measure text, the monitoring agency, implementation schedule, and an area for
sign-off indicating compliance.

. Chapter 4 - Mitigation Monitoring and Reporting Program
i@ Page 4-2
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ORDINANCE NO.

AN ORDINANCE OF THE CITY COUNCIL OF THE CITY OF WHEATLAND
AMENDING THE HERITAGE OAKS ESTATES PLANNED DEVELOPMENT
COMBINING DISTRICT

The City Council of the City of Wheatland does ordain as follows:

SECTION 1: Purpose and Authority. The purpose of this ordinance is to amend the City’s
zoning map in the Heritage Oaks Estates East Planned Development (PD) by incorporating the
land plan and development standards allocated to the Heritage Oaks Estates East PD in the
Heritage Oaks Estates East General Development Plan. This ordinance is adopted pursuant to
Government Code sections 65853-65857, Wheatland Municipal Code chapter 18.85, and other
applicable law.

SECTION 2: Findings. The City Council hereby finds and determines as follows:

A

The Wheatland Planning Commission has conducted a duly noticed public hearing on
December 3, 2024, in accordance with the law, and recommends that the City Council
amend the City’s zoning map in the Heritage Oaks Estates East PD by incorporating the
land plan and development standards allocated to the Heritage Oaks Estates East PD in
the Heritage Oaks Estates East General Development Plan.

The City Council has conducted a duly noticed public hearing in accordance with the
law, and now desires to approve the amendment of the Heritage Oaks Estates East PD
zoning map.

The City Council has evaluated the amendment of the Heritage Oaks Estates East PD
zoning map and the City’s General Plan and has determined that the amendment of the
Heritage Oaks Estates East PD is consistent with the General Plan.

The City Council has determined that, pursuant to the California Environmental Quality
Act, and after full consideration of the administrative record, including the Environmental
Impact Report, Mitigation Monitoring and Reporting Program, and Statement of
Overriding Considerations prepared for the project, that there is no substantial evidence
that these changes to the previously approved project will have a significant effect on the
environment.

SECTION 3: Approval of Amendment. The City Council hereby approves the land plan and
development standards allocated to the Heritage Oaks Estates East PD in the Heritage Oaks
Estates East General Development Plan, attached as Exhibit A.

SECTION 4: Effective Date. This ordinance shall take effect 30 days after its final passage.

SECTION 5: Posting. Within 15 days from the date of passage of this ordinance, the City Clerk
shall post a copy of it in at least three public places in the City.
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| HEREBY CERTIFY that the forgoing ordinance was introduced and adopted at a regular
meeting of the City Council of the City of Wheatland, held on the of ,
2025, and passed and adopted at a regular meeting thereof, held on the of
, 2025, by the following vote:

AYES:
NOES:
ABSENT:

ABSTAIN:

Mayor of the City of Wheatland

ATTEST:

City Clerk of the City of Wheatland

Page | 2
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Exhibit A
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FIGURE 5: Californian Elevation - A (45 x)

FIGURE 4C: Farmhouse Elevation

ot

FIGURE 4A: Farmhouse Elevation - A (45 x)
FIGURE 4B: Farmhouse Elevation - B (45 x)
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EXHIBIT E

Heritage Oaks Estates — East Vesting Tentative Subdivision Map
Draft Conditions of Approval

Planning Conditions

1.

The developer/applicant shall defend, indemnify, and hold harmless the City in any action
brought by a third party to challenge the land use entitlement. In addition, if there is any
referendum or other election action to contest or overturn these approvals, the
developer/applicant shall either withdraw the application or pay all City costs for such an
election.

No permits or approvals, whether discretionary or mandatory, shall be considered if the
developer/applicant is not current on fees, reimbursement payments, and any other
payments that are due.

The developer/applicant shall comply with all mitigation measures identified in the
Heritage Oaks Estates East Project Final Environmental Impact Report (SCH#
2024031192).

With the submittal of all grading plans, improvement plans, and building permit plans, the
developer/applicant shall submit to the Wheatland Community Development Department
a Conditions and Mitigation Measures Compliance Matrix that lists: each Condition of
Approval and Mitigation Measure, the City Department and/or Agency responsible for
review, and how the developer/applicant meets the Condition of Approval or Mitigation
Measure. The developer/applicant shall update the compliance matrix and provide it with
each submittal.

The developer/applicant shall submit a phasing plan for the entire proposed residential
development of the project to the Community Development Department prior to submittal
of any improvement plans, reports, construction documents and final maps to the City for
review. The phasing plan shall provide an implementation schedule that will be in
compliance with these conditions of approval. The proposed phasing plan shall include
rough grading, installation of the various back bone sewer, water and drainage, and dry
utilities, and roadway improvements needed for the entire project development. It will also
consist of those improvements that could be constructed within each phase of
development of various residential lots. These phasing plans shall be part of the first set
of improvement plans for review and approved by the City Engineer prior to the issuance
of any building or site improvement permits.

With the submittal of improvement plans, the developer/applicant shall submit designs for
a decorative seven-foot-tall masonry wall to be constructed along both sides of Red Oak
Drive during the first phase of development to the Community Development Department
for review and approval.

Consistent with the approved General Development Plan (dated March 2024), building
designs shall consist of one of the seven approved architectural styles (Spanish, Ranch,
Farmhouse, California, Cottage, Craftsman, and Mission).

Wood burning fireplaces and stoves shall not be included in the building designs. Natural
gas only fireplaces are permitted.



10.

11.

12.

13.

14.

15.

16.

17.

18.

19.

Residential lots located along the Bear River Levee (Lots # 17, 18, 32, 33, 40, and 41)
shall not construct in-ground swimming pools unless approval is obtained from Central
Valley Flood Control Board (CVFPB) and Reclamation District No. 2103.

The Vesting Tentative Subdivision Map approval is subject to the timelines established in
the State of California Subdivision Map Act, unless modified by applicable law or other
written agreement with the City.

Pursuant to Section 17.05.180 of the Wheatland Municipal Code, this approval expires
two years from the date of approval (Expires ), unless the final map has
been recorded by Yuba County. Requests for extensions must be received in writing with
the appropriate fees prior to the expiration of this approval. No more than one one-year
extension shall be granted except as provided by law or pursuant to a written agreement
between City and the developer/applicant.

All HVAC equipment shall be ground mounted and shall not be visible from any street or
pedestrian views. No roof mounted HVAC unit allowed.

Front yard and side yard landscaping, including fencing shall be consistent with the
landscape plans and the approved General Development Plan and shall not create a sight
distance problem.

Landscaping shall be watered, weeded, pruned, fertilized, sprayed, and/or otherwise
maintained in good condition. Plant materials shall be replaced as needed to maintain the
landscaping in accordance with the approved landscaping plans. Water conservation
measures, including the use of drought tolerant landscaping shall be used.

All trees shall be planted at least eight (8) feet away from any public water, sewer, or storm
drain lines, unless a closer location is approved by the City. All trees planted within the
public right-of-way shall be installed with support staking. All nursery stakes must be
removed from trees. All trees planted within eight (8) feet of a sidewalk or driveway shall
be installed with root guards or other root barrier as determined acceptable by City
Engineer or Public Works.

Any modification to the project shall be subject to the review and approval of planning staff
(and may require additional entitlements).

If the developer/applicant requests model homes, a sales trailer, or construction trailer,
the developer/applicant shall submit a site plan showing the exact location of the trailer
with adequate parking. The plan shall be submitted to the Community Development
Department for review and approval prior to installation of any homes. All sales or
construction trailers shall be placed out of the private or public right-of-way to the
satisfaction of the City Engineer.

Changes to street names shall require Community Development Director review and
approval.

The developer/applicant shall obtain all necessary building permits prior to commencing
construction.



20.

21.

22.

23.
24.

25.

26.

27.

28.

Prior to the issuance of any building permits, the developer/applicant and the Wheatland
Community Development Director shall establish a process for submitting plotting plans
that indicates which plan, including elevation, will be located on each lot. The plotting plan
shall indicate compliance with the adopted design guidelines, including, but not limited to,
the following:

(a) The same floor plan or exterior colors for dwelling units shall not be placed side by
side. Flipping the orientation of the floor plan does not constitute a change in floor
plan.

(b) Homes directly across the street from one another should not have the same floor
plan, unless they have different elevations.

Standard dust control methods and designs shall be used to stabilize the dust generated
by construction activities, including implementation of the FRAQMD’s Standard
Construction Mitigation Measures (including completion of a Fugitive Dust Control Plan).
The developer/applicant shall post dust control signage with a contact number of the
developer/applicant, City staff, and the Feather River Air Quality Management District
(FRAQMD).

During construction, the Contractor shall be responsible for controlling noise, odors, dust
and debris (boxes, junk, garbage, etc.) to minimize impacts on surrounding properties and
roadways. Contractor shall be responsible that all construction equipment is equipped
with manufacturers approved muffler's baffles. Failure to do so may result in the issuance
of an order to stop work.

All construction activities shall avoid Grasshopper Slough.

If grading is to take place between October 15 and April 15, both temporary and permanent
erosion control measures, conforming to the project erosion control plans shall be in place
before October 1st. Erosion control measures shall be monitored and maintained
continuously throughout the storm season.

The project and all proposed improvements shall comply with the City of Wheatland
Municipal Code and City Standards unless a specific exception is granted thereto or as
approved by the City Engineer.

All buildings, parking and access shall meet ADA/Title 24 requirements as determined by
the Chief Building Official.

Signs were not reviewed as part of the approval of the proposed project. A sign permit
shall be required for the installation of any new signs and shall be subject to approval by
the Community Development Department staff before the issuance of the sign permit and
shall be in compliance with sign code. Signage shall not create a sight distance problem.

All other notes and drawings on the final plans as submitted by the developer/applicant
are deemed conditions of approval. Any work that differs from the final set of plans
approved by the Planning staff shall be subject to review and approval prior to issuance
of a building permit or work undertaken.



29.

At the time of Building Permit issuance by the City, the developer/applicant shall be
required to pay the appropriate development impact fees, connection charges and other
fees in accordance with applicable ordinances, resolution, and agreements for each lot for
which the developer/applicant receives a Building Permit.

Engineering Conditions

General Requirements

30.

31.

32.

33.

34.

35.

36.

The developer/applicant shall comply with the City of Wheatland General Plan and
supporting technical studies.

The developer/applicant shall be responsible for all City plan check, map check and
inspection costs. The developer/applicant shall enter into a Cost Recovery Agreement
and deposit funds with the City upon the initiation of plan check services. The amount of
the initial deposit shall be determined by the City. Additional funds may be required based
upon the City’s actual costs.

The developer/applicant shall submit improvement plans prepared by a California
Registered Civil Engineer for all necessary and required on-site and off-site public and
private improvements. The Improvement Plans shall show all existing and proposed
utilities, above and below ground, including water, sanitary sewer, storm sewer,
communication lines, electricity, natural gas, transformers, vaults and meters. The final
plan set shall include all civil, landscape and joint trench drawings under a single cover
sheet. Improvement plans must be approved by the City Engineer prior to any on-site or
off-site construction. An encroachment permit is required for any work within City right of
way. An Encroachment Permit will not be issued prior to the approval of the Improvement
Plans.

All improvements shall be designed and constructed in accordance with the City of
Wheatland Municipal Code, City of Wheatland Public Works Standards (City Standards),
except as directed by the City Engineer and/or as specifically noted otherwise in these
conditions. Deviations from City Standards and applicable Code requirements shall be
approved by the City Engineer. The developer/applicant's engineer shall request all
design exceptions in writing. Approval of a site plan depicting improvements that do not
conform to the municipal code does not constitute approval of a design exception, unless
explicitly stated herein or in another approved City resolution.

The developer/applicant shall not begin clearing, grubbing, or rough grading at the site
prior to approval of the Improvement Plans, unless explicitly approved by the City
Wheatland.

The developer/applicant shall secure all necessary rights-of-way and public and private
easements for both onsite and offsite improvements. The developer/applicant shall
prepare all necessary legal descriptions and deeds.

All existing and proposed overhead electrical and communications lines, both on the site
and along its frontages, shall be placed underground at the developer/applicant’s
expense. All pull boxes, junction structures, service cabinets, vaults, valves and similar
devices shall be installed behind the back edge of walkways within the City right-of-way
or within a public utility easement, at locations approved by the City Engineer. If any utility



37.

38.

39.

40.

41.

42.

appurtenances are permitted to be above ground, such as vaults and boxes, they shall be
painted a City approved color. New improvements within existing and proposed utility
easements shall be subject to the approval of the appropriate utility company.

Unless otherwise explicitly permitted, all existing wells, septic tanks and/or underground
fuel storage tanks shall be abandoned under permit and inspection of Yuba County
Department of Environmental Health Services or other designated agency. If there are
none, the developer/applicant’'s engineer shall provide a letter describing the scope of the
search done to make this determination. This condition shall be satisfied prior to approval
of the Improvement Plans. No new private wells or septic systems are permitted on the
subject property.

The developer/applicant shall submit and obtain approval of a grading plan, which
contains the requirements of Title 17, Chapter 08, Section 170 of the Wheatland Municipal
Code. Grading will not be permitted prior to approval of the grading plan and issuance of
a grading permit. Securities for grading, erosion control, winterization operations and site
restoration and any necessary inspection fees shall be posted prior to permit issuance.

A detailed design level geotechnical investigation and report shall be prepared and
submitted for review with the initial submittal of the Improvement Plans. The report shall
determine site soil characteristics and provide design parameters for all proposed
improvements. The geotechnical investigation shall also look for the possible presence
of asbestos-bearing rock. At a minimum the report shall address, geologic hazards,
potential for liquefaction, R-values, expansive soils and seismic risk. The improvement
plans shall incorporate all design and construction criteria recommended in the
geotechnical report. Mitigation measures in the geotechnical report shall have final
approval by City Engineer.

Prior to City approval of the Improvement Plans, the geotechnical engineer shall sign off
on the cover sheet confirming or provide a letter stating plans have been reviewed and
that the improvement plans are in conformance with recommendations.

If at any time, prior to final acceptance of the project improvements, the City Engineer
requests an independent geotechnical investigation and report, then an independent
geotechnical engineer, shall be retained by the City at the developer/applicant’s expense,
to conduct requested investigations.

A drainage study prepared by a California Registered Civil Engineer shall be included with
the initial submittal of the improvement plans. The drainage study shall demonstrate that
development of the proposed project area will not increase downstream water surface
elevations. The report shall include hydrologic and hydraulic calculations, narrative and
exhibits to support the design and sizing of all public and private drainage facilities
including storm drains and detention facilities. The report shall include on-site- mitigation
for increased runoff. The report shall address existing downstream storm drain facilities
and hydraulic conditions which may impact the design of proposed facilities and
improvements. This study shall include a hydraulic grade line analysis of the existing
downstream storm drain. Analyses of the conveyance of onsite and downstream facilities
shall be based on the 25-year storm. The report shall also include an analysis of the 100-
year storm overiand flow.



43.

44,

45.

46.

47.

48.

49.

50.

51.

52.

53.

The developer/applicant shall submit for review and approval a detailed Stormwater
Control Plan (SWCP) prepared in accordance with the State Stormwater control
Standards. Site improvements shall incorporate Low Impact Design (LID) principles and
permanent post-construction storm water pollution BMPs. The Stormwater Control Plan
shall be submitted for review with the initial submittal of the Improvement Plans.

A Post Construction Stormwater Operations and Maintenance Plan that includes a plan
sheet showing all storm drain and water quality infrastructure that is to be maintained,
along with detailed instructions and schedules for the ongoing maintenance and operation
of all post-construction stormwater BMPs shall be submitted for review and approval by
the City Engineer. Once approved, the property owner(s) shall enter into an agreement
with the City that provides the terms, conditions, and security associated with the ongoing
requirements of the post-construction Stormwater Best Management Practices.

Prior to the approval of the Improvement Plans, the developer/applicant shall submit a
copy their Storm Water Pollution Prevention Plan (SWPPP) and Notice of Intent (NOI) for
coverage under the State Water Resources Control Board's General Construction Permit
for Stormwater Discharges Associated with Construction and Land Disturbance Activities.

Prior to the approval of the Improvement Plans and prior to the issuance of a grading
permit, the developer/applicant shall obtain all necessary permits, approvals and/or
clearances from any other regulatory agencies with jurisdiction over the project.
Necessary permits and/or clearances shall be submitted to the City prior to approval of
the improvement plans. A complete set of improvement plans shall be submitted to all
agencies, districts, and utilities affected by, or providing service to the development, for
review and comment.

Any newly created parcels shall be annexed or incorporated into Community Facilities
District 2015-1.

The developer/applicant shall design and construct all new pedestrian walkways, ramps,
accessible parking spaces, parks and any other public improvements to meet current
Americans with Disabilities Act Accessibility Guidelines, and California Title 24
requirements.

Mailbox plans and locations shall be approved by the City of Wheatland Postmaster prior
to improvement plan approval. The developer/applicant shall provide a letter from the City
of Wheatland Postmaster approving mailbox locations.

Stenciling shall be provided on curb inlets to prohibit dumping of pollutants. The stencil
detail shall be included in the improvement plans.

Prior to the approval of a final map, the landscaping plans for the map shall be reviewed
and approved by the Planning Director.

Landscape plans shall be submitted with the improvement plans and shall meet the
requirements of sight distance to the satisfaction of the City Engineer.

The WDID Number issued by the State Water Resources Control Board shall be reference
on the face of the improvement plans for the project improvements.



54.

55.

Improvement plans shall be based on a National Geodetic Survey (NGS) North American
Vertical Datum of 1988 (NAVD 88) for vertical datum and North American Datum of 1983
(NAD 83) for horizontal datum.

The developer/applicant shall pothole and physically locate (by way of geodetic surveys)
the actual horizontal location and vertical depth of all existing underground utilities
throughout the proposed area of work and provide the design of all new utility installations
required to serve the project including a schedule for implementation of such work as to
prevent disrupting of utility service to adjacent properties.

Special Conditions

56.

57.

58.

59.

60.

61.

62.

63.

The developer/applicant shall coordinate with the Community Development Director in the
preparation of required residential buyer disclosures including disclosures for:

Surrounding agricultural uses

Flood control levee and associated maintenance activities
Wastewater treatment plant and wastewater pump station odors
d. Bishop Pumpkin Farm traffic.

o op

Access to surrounding lands with legal access over Heritage Oaks East lands shall be
maintained at all times during and after construction of various improvements and phases
of the Heritage Oaks Estates East development.

The developer/applicant shall support Wheatland School District and Wheatland Union
High School District desire to modify the school boundaries with Western Placer Unified
School District.

The developer/applicant shall provide all-weather, continuous access to the City’s
Wastewater Treatment Plant and Malone pump station.

If requested by the City, the developer/applicant shall provide early dedication of Lot A or
portions thereof for the construction of a new sewer pump station and relocation of existing
overhead and underground utilities at the northly limits of the Heritage Oaks Estates East
development.

Extreme caution and coordination with PG&E is required regarding existing PG&E high
pressure gas transmission mains and electric facilities in the project area. The
developer/applicant to coordinate directly with PG&E prior to any ground disturbing
activities.

Red Oak Drive shall be constructed as shown on the tentative map from State Route 65
to the western boundary to provide access to the lands west of Heritage Oaks Estates
East. From west boundary to Heritage Oaks Way, the roadway shall be a collector road
with 48 feet of asphalt lip to lip. From Heritage Oaks Way to State Route 65, the roadway
shall be an arterial road with 72 feet of asphalt lip to lip.

The developer/applicant shall cooperate with the construction of the City’s proposed
regional sewer pipeline and pump station project including but not limited to: early



64.

65.

66.

67.

68.

69.

70.

71.

72.

dedication of land, coordination with City and developer/applicant’'s improvement plans,
right-of-entry, and access to accomplish the City’s project.

Any prior obligations associated with the Heritage Oaks Estates East development or
attached to the land shall be satisfied with the processing and approval of the first final
map including any financial obligations, past due fees or reimbursements, fair share
contributions and the like.

The developer/applicant shall submit Improvement Plans for each phase of development,
including both onsite and offsite improvements, prepared by a civil engineer registered in
the State of California (Engineer of Record).

All on-site improvements (within the subdivision boundaries) including streets, parking
lots, sidewalks, streetlights, sanitary sewer facilities, storm drain facility, stormwater quality
facilities and landscaping shall become publicly owned and maintained after acceptance
by the City.

The developer/applicant shall design and construct all of the “Public Improvements”
generally indicated on the approved Vesting Tentative Map and also as described below.

Asphalt pavement for arterial streets shall be designed in accordance with Caltrans
Mechanistic-Empirical (ME) methodology or as approved by the City Engineer. The
structure section shall be based on a traffic index of no less than 11 and R-value of 5
unless there is a geotechnical report with a recommended R-value but in no case shall an
R-value greater than 50 be used. The minimum structural section shall be no less than of
6.5" asphalt concrete on 9.0" aggregate base.

Asphalt pavement for collector streets shall be designed in accordance with Caltrans
Mechanistic-Empirical (ME) methodology or as approved by the City Engineer. The
structure section shall be based on a traffic index of no less than 8 and R-value of 5 unless
there is a geotechnical report with a recommended R-value but in no case shall an R-
value greater than 50 be used. The minimum structural section shall be no less than of
4.5" asphalt concrete on 6.0" aggregate base.

Asphalt pavement for minor collector streets be designed in accordance with Caltrans
Mechanistic-Empirical (ME) methodology or as approved by the City Engineer. The
structure section shall be based on a traffic index of no iess than 7 and R-value of 5 unless
there is a geotechnical report with a recommended R-value but in no case shall an R-
value greater than 50 be used. The minimum structural section shall be no less than of
4.0" asphalt concrete on 4.5" aggregate base.

Asphalt pavement for residential streets shall be designed in accordance with Caltrans
Mechanistic-Empirical (ME) methodology or as approved by the City Engineer. The
structure section shall be based on a traffic index of no less than 6.5 and R-value of 5
unless there is a geotechnical report with a recommended R-value but in no case shall an
R-value greater than 50 be used. The minimum structural section shall be no less than of
3.5" asphalt concrete on 4.5" aggregate base.

Asphalt pavement for dead-end streets serving 10 homes or less shall be designed in
accordance with Caltrans Mechanistic-Empirical (ME) methodology or as approved by the
City Engineer. The structure section shall be based on a traffic index of no less than 6



73.

74.

75.

76.

77.

78.

79.

80.

81.

and R-value of 5 unless there is a geotechnical report with a recommended R-value but
in no case shall an R-value greater than 50 be used. The minimum structural section shall
be no less than of 3.0" asphalt concrete on 4.0" aggregate base.

All cul-de-sacs shall be designed in accordance with City detail ST-19 with ROW of no
less than 50.0 feet and curb face of no less than 42.5 feet.

Valley gutters shall not be utilized in public streets.

The developer/applicant shall be responsible for obtaining a Caltrans encroachment
permits for all work within state rights-of-way.

No residential building permit, excluding permits for model homes, shall be issued until
the property has been annexed into Community Facilities District (CFD) 2015-1 and the
City has authorized the levy of a special tax or assessment for the purpose of funding City
services and maintenance obligations.

The initial phase of subdivision improvements shall be completed and accepted by the
City within twelve (12) months after issuance of the first building permit for any particular
phase of development and no occupancies will not be allowed until subdivision
improvements have been accepted by the City or as approved by Community
Development Director. This condition shall not apply to the construction of model homes.

Ramps shall be provided at all intersections and crosswalks where sidewalks are
proposed.

Parkway and median areas shown on the tentative map or improvement plans to be
landscaped shall be landscaped and irrigated prior to acceptance of public improvements
by the City.

Pedestrian and bike facilities, including bike facility and sidewalk widths, shall conform to
the adopted City of Wheatland Bikeway Master Plan. Any conflicts between the substantial
conformance exhibit/map and the Master Plan will be resolved at the discretion of the
Community Development Director and City Engineer.

Prior to the issuance of building permits, the developer/applicant shall pay all applicable
fees to, and provide will-serve letters from any school districts having jurisdiction over the
area.

Final Map Requirements

82.

A final map, as defined in the State Subdivision Map Act, shall be prepared by a licensed
land surveyor or qualified civil engineer. The final map shall show all parcels, rights-of-
way, and easements, and shall be submitted to the City Engineer for review. The final
map shall be in substantial conformance with all applicable conditions of approval. The
final map is not valid until it has been approved by the City and recorded. Closure
calculations shall be provided at the time of initial final map submittal. All calculated points
within the map shall be based upon one common set of coordinates. All information shown
on the final map shall be directly verifiable by information shown on the closure calculation
printout. The point(s) of beginning shall be clearly defined. All lot sizes shall be shown
on the final map and shall be verifiable from information shown on the closure calculation



83.

84.

85.

86.

87.

88.

89.

90.

91.

printout. A current title report (within past 90 days) shall be submitted at the time of initial
final map submittal.

The developer/applicant shall transmit by certified mail a copy of the conditionally
approved Tentative Map together with a copy of Section 66436 of the State Subdivision
Map Act to each public entity or public utility that is an easement holder of record.

On the final map, the developer/applicant shall indicate that all common parcels are or will
be dedicated to the City of Wheatland.

Easements and other public rights-of-way within and outside the project that are
necessary to serve the project (as determined by the City) shall be dedicated to the City.

On the final map, the developer/applicant shall dedicate the public utility easements and
emergency vehicle access easements over the private roadway areas as shown on the
Tentative Map. The waterline easements and sanitary sewer easements shall be created
by separate instrument.

The developer/applicant and City shall enter into a Subdivision Improvement Agreement
(SIA) for each proposed phase of the development to ensure satisfactory completion of all
on-site and off-site improvements, including but not limited to, grading and construction of
any curbs, gutters, sidewalks, roadway improvements, storm drainage facilities, water
facilities, sewer facilities, street lighting, signage, striping, and other utilities, to the
satisfaction of the City Engineer. The Improvement Agreement shall be secured to
guarantee the faithful performance of the agreement in the amount of 100 percent of the
estimated cost of the improvements and for the payment of labor and materials in the
amount of 100 percent of the estimated cost of the improvements. A certificate of
occupancy shall not be issued for any structure until required improvements are completed
to the satisfaction of the City Engineer and formally accepted by the City Council.

Prior to recordation of a final map, developer/applicant shall submit for review and
approval by the City Engineer, a Post Construction Stormwater Operations and
Maintenance Plan that provides a plan sheet showing all storm drain and water quality
infrastructure that is to be maintained, along with detailed instructions and schedules for
the ongoing maintenance and operation of all post-construction stormwater BMPs.

All improvements shall be designed and constructed to City of Wheatland standards. The
City anticipates adopting new standards in 2025 and occasional updates thereafter.
Notwithstanding, street cross-sections represented on the approved Vesting Tentative
Map, including overall right-of-way width, number of vehicular lanes, bicycle facilities,
sidewalks and landscape areas, will not be subject to revisions in the City standards unless
mandated by other superseding health and safety laws or regulations.

The developer/applicant shall pay all applicable taxes, fees and charges at the rate and
amount in effect at the time such taxes; fees and charges become due and payable.

The developer/applicant, at his sole expense, shall repair existing public and private
facilities damaged during the course of construction to the satisfaction of the City
Engineer.



92.

93.

94,

95.

Existing overhead distribution utility lines within the project limits shall be placed
underground except for those utility lines that are specifically exempted from under
grounding by City Ordinance.

The developer/applicant shall provide the following easements/dedications on final maps:

a. Public utility easements as required to serve existing and proposed public utilities.

b. Public Utility Easements (PUE), a minimum 10 feet wide, adjacent to all roadways
measured from back of curb on roads without sidewalk and from back of walk all
other streets.

c. All applicable slope, drainage and special purpose easements that are required for
this development and located outside the roadway easements.

d. Emergency Vehicular Access (EVA) easements connecting the subdivision to
Main Street via Malone Avenue.

e. An access easement to the levee right of way shall be provided through the
Riverside Park in favor of RD2103 and/or the Sacramento-San Joaquin Drainage
District.

Prior to approval of the first final map, conceptual hardscape and landscape designs of all
paseos shall be reviewed and approved by the Community Development Director.

Prior to approval of any final map, the developer/applicant shall provide will-serve letters
from the following agencies/service providers to the City Engineer and comply with their
requirements:

a. Telephone communications provider (landline telephone service)
b. Pacific Gas & Electric Company (natural gas, if installed, and electricity)
c. Recology Yuba Sutter

Roadway Lighting, Signing and Striping Plan Requirements

96.

97.

98.

99.

Striping, pavement markings and traffic signage shall be provided on all streets as
necessary and as required by the CA-MUTCD, City standards, and the City Engineer.
Signage restricting parking and red painted curbing shall be installed where appropriate
and directed by the City. Speed limit signs shall be installed at locations determined by
the City Engineer. Stop signs, yield signs and speed limit signs shall be installed within
the subdivision at locations determined by the City Engineer.

The developer/applicant shall provide spare streetlights and associated components for
replacement purposes of at least five (5) percent of total required for the subdivision.

The developer/applicant shall provide warrant studies as directed by Caltrans and/or the
City Engineer for controls associated with proposed intersections on State Route 65.

The developer/applicant shall provide, at the discretion of the City Engineer, warrant
studies for controls at new street intersections during design and approval of improvement
plans.



100.

The developer/applicant shall complete a bike and pedestrian access (Caltrans Class 1
or equal as determined by the City Engineer) from the Heritage Oaks Estates East
development to Main Street at Malone Avenue.

Drainage Plan Requirements

101.

102.

103.

104.

105.

Drainage on each lot shall sheet-flow from the back of the lot to the public right of way. Lot-
to-lot drainage will not be allowed. All site drains must discharge into swales or sub-drains
then either sheet flow across sidewalks or, if concentrated flow, connect to sub-drains that
discharge through the face of curb to street gutters.

Storm-water detention shall be provided per the requirements of the City approved
drainage report.

The velocity of concentrated storm flows from impervious surfaces should be reduced by
the use of energy dissipaters. These structures should be placed so that the velocity
reduction occurs before water enters wetland areas.

Water pollution control devices shall be placed at the appropriate locations in the system.
The design and placement of the devices should be performed by a qualified engineer
with demonstrated experience in the design of Storm Drainage Best Management
Practices. The placement of the devices should be such that drainage from large paved
areas is intercepted prior to discharge to the natural on-site or off-site drainage systems.
These systems may not be required if adequate water quality treatment can be achieved
with detention basins, as approved by the City Engineer.

Any proposed on-site/private storm drainage systems shall be privately owned and
maintained.

Grading Improvement Requirements

106.

107.

108.

109.

A grading plan shall be prepared by a California registered civil engineer and included with
the improvement plans.

Where soil or geologic conditions encountered during grading operations that are different
from those anticipated in the Soils Report, or where such conditions warrant changes to
the recommendations contained in the original soil investigation, a revised soil or geologic
report shall be submitted for approval by the City Engineer. It shall be accompanied by
an engineering and geological opinion as to the safety of the site from hazards of land
slippage, erosion, settlement, and seismic activity.

The developer/applicant shall submit and obtain approval of a grading plan, which meets
the requirements of Title 17, Chapter 08, Section 170 of the Wheatland Municipal Code.
Grading will not be permitted prior to approval of the grading plan and issuance of a
grading permit. Securities for grading, erosion control, winterization operations and site
restoration and any necessary inspection fees shall be posted prior to permit issuance.

Improvements plans shall include an erosion control (winterization) plan.



110.

111.

112.

113.

114.

If construction includes blasting or the use of controlled explosives, the grading contractor
and the developer/applicant shall comply with all conditions of the Public Works
Department, which include, but are not limited to, the following:

a. Make all test hole logs available to road and underground contractors.

b. Require that the blasting contractor be licensed, bonded and insured.

c. Have the contractor visit neighbors personally to tell them the estimated schedule
for blasting and to explain the warning signals.

d. Ensure that the conventional OSHA signals for blasting are followed prior to and
while firing each shot, with a sufficient air whistle that can be heard for a minimum
of 2,000 feet.

e. Set signs indicating a blasting area on nearby streets. Flag persons shall be used.

f. Cover shallow shots on exposed rock with soil and/or a blasting mat to mitigate
flying rock. Soil should be free of round boulders or cobbles.

g. A pre-blast survey of all surrounding structures and facilities shall be prepared
along with a blasting program including blast peak velocity limits at various points
for the blasting required to create roads and major utility lines. The blasting
program and pre-blast survey shail be kept on file with the Police Department.
Blasting operations shall be coordinated with the Wheatland Fire Authority.

h. The contractor must secure a valid blasting permit from Yuba County prior to using
explosives.

The slope of cut surfaces of permanent excavations shall not be steeper than two (2)
horizontal to one (1) vertical unless supported by a geotechnical/soils report and approved
by the City Engineer.

Dust control specifications shall be included on the improvement plans to minimize dust
nuisance during construction. Dust control measures shall be developed to take into
account the possible presence of asbestos bearing rock formations and the measures
necessary to deal with this type of dust.

The developer/applicant shall re-vegetate cut and fill areas as soon as possible using
native seed mixes and compatible plantings as specified by the City Engineer and City
Standards.

Any retaining walls necessary as a part of the on- or off-site grading shall have designs
and calculations prepared and submitted as a part of the grading plan submittal. Said walls
shall be reviewed and approved by the City Engineer. Wooden retaining walis on- or off-
site shall not be allowed.



1156.  Grading/improvement plans shall identify all oak trees that are located within 50' of all
proposed improvements and that are five-inches (5") in diameter or larger at breast height.
In addition, plans shall show the following information:

a. Location of each oak tree and limits of the critical root zone (CRZ). The Critical
Root Zone shall be defined as the dripline radius plus 1 foot. Each valley oak tree
shall be identified using the tree number from the arborist report (if applicable).

b. All areas disturbed by grading and/or construction.
c. Retaining walls, aeration systems, or other information related to each oak tree.

d. A fencing plan illustrating the placement of tree protective/exclusion fencing at the
limits of the CRZ.

e. Signs shall be provided on tree fencing identifying the protected/excluded areas.

116. The proposed contour information submitted with the Tentative Map is not approved at
this time. The final slopes and grades shall be reviewed with the improvement plans.

117.  If grading is to take place between October 15 and April 15, both temporary and permanent
erosion control measures, conforming to the project erosion control plans shall be in place
before October 1st. Erosion control measures shall be monitored and maintained by a
certified third-party Qualified SWPPP Practitioner (QSP) firm.

118. Plans and certifications shall demonstrate compliance of all improvements, including
building pads and finished floor elevations, with the City’s Flood plain Ordinance, to the
satisfaction of the Building Official and City Engineer. Pad elevations shall be certified by
a licensed surveyor prior to construction of building foundations.

119. Tree preservation requirements shall be shown on the grading plan or a separate tree
preservation plan as approved by the City Engineer and Planning Director.

120. Street trees will be planted and spaced in accordance with City of Wheatland Standards
or as directed by the Community Development Director.

Utility Improvements

121.  All proposed utilities (of 26,000 voits or less), both on-site and along project frontages,
shall be placed underground (excluding the existing 12,000 volt distribution system that
runs concurrent with existing high voltage transmission lines over the existing detention
pond and south down the existing utility corridor in former Malone Avenue) . This does
not include surface mounted transformers, pedestal mounted terminal boxes and meter
cabinets. Existing overhead facilities shall be protected in place or relocated as needed if
in conflict with proposed roadways and improvements.



Sanitary Sewer Improvement Requirements

122.

123.

124.

Sewer grades must be designed such that ultimate finished floors are a minimum of 12"
higher than the rim elevation of the nearest upstream manhole or clean-out. Inadequate
elevation differentials or grade on private sewer laterals, as determined by the City, must
be mitigated.

Design and construction of necessary sewer system improvements including sewer main
construction, collection systems and lift stations will be the responsibility of the
developer/applicant. Size of new sewer mains shall take into account future development.

All sanitary sewer mains shall be constructed with a minimum 8-inch diameter pipe with
4-inch laterals.

Water Improvement Requirements

125.

126.

127.

128.

129.

Necessary water line extension(s) shall be the responsibility of the developer/applicant.
The developer/applicant shall be required to install and construct all necessary water
line(s), booster pumps, wells and storage as needed to meet projects needs and the City's
requirements. Size of new waterline(s), booster pumps, wells and storage facilities shall
take into account future development.

All water mains shall be constructed with a minimum 8-inch diameter pipe with minimum
1-inch ID service lines and water meters. Larger services from water mains may be
required to achieve adequate fire flow to structures. Sample fire flow calculations shall be
submitted with water infrastructure improvement plans to demonstrate that fire flow to
residential and commercial buildings can be achieved with the proposed system.

The developer/applicant shall provide water modeling to demonstrate the water system is
capable of meeting all fire flow conditions required by Wheatland Fire Authority.

New water system mains must connect to the City’s existing system near Malone Avenue
and Main Street, and near State Route 65 and State Street.

Construction of the proposed new well site (well, storage tank and treatment [if any]) will
be required during the course of the development at a threshold as determined by the City
Engineer based on analysis provided by the developer/applicant’s water system engineer.

Wheatland Fire Authority Requirements

130.

131.

The developer/applicant shall obtain written confirmation and approval from Wheatland
Fire Authority for requirements for emergency vehicular access and appropriate posted
signage. The developer/applicant shall locate signs required to the satisfaction of the City
Engineer.

Improvement plans for the various phases of work shall be submitted to the Wheatland
Fire Authority for approval prior to work on the project being approved by the City
Engineer. The developer/applicant shall obtain signatures from representatives of the
Wheatland Fire Authority on the final Improvement Plans acknowledging their review.



132.

133.

134.

135.

136.

137.

138.

All applicable Wheatland Fire Authority fees and permits are to be paid in full prior to
issuance of Building permits by the City.

Fire access roads shall be designed to provide an all-weather driving surface. The access
road shall be constructed to the following requirements subject to the approval of the City
Engineer:

a. Grades shall not exceed 15 percent except upon review and approval by the City
Engineer and the Wheatland Fire Authority.

b. Fire access roads shall be a minimum of 20 feet wide, no parking allowed. Fire
access roads within the vicinity of buildings over 30 feet in height as defined in the
California Fire Code Appendix D shall be a minimum of 26 feet with no parking and
meet the requirements of CFC Appendix D Section 105. Signage shall be provided
as applicable which may include posted signs and or red curbing.

c. Atleast 15 ft. of vertical nominal clearance shall be provided over the full width of
the roads, driveways, and other means of vehicular access.

d. A fire access that exceeds 150 feet shall provide a turnaround and/or secondary
emergency access for fire apparatus. The turnaround shall be designed and
located to the satisfaction of the Wheatland Fire Authority and shall be in service
during construction.

No parking is allowed on roadways used for emergency access if the road is less than 20’
wide.

"No Parking" signs or other designation indicating that parking is prohibited shall be
provided at all normal and emergency access points in and around structures.

All improvements, including paving and maintenance of restricted access ways, shall be
performed to the satisfaction of the Wheatland Fire Authority and the City Engineer.
Access shall be continuously maintained during the building construction period and
required fire lanes shall be maintained in an unobstructed manner and subject to
inspection by the Fire Authority.

Fire Authority vehicular access to all structures under construction shall be provided at all
times. In areas where ground surfaces are soft or likely to become soft, hard all-weather
surface access roads shall be provided.

During construction, the fire protection water supply system, including fire hydrants, shall
be installed and in service prior to placing combustible building materials for structures or
combustible pre-tested fabricated building assemblies on the project site or utilizing them
in the construction of building structures (formwork for foundations is exempted from this
requirement). If phased construction is planned, coordinated installation of the fire
protection water system is permitted. Trash and debris shall be removed from the
construction site as often as necessary to maintain a fire safe construction site.



139.

140.

141.

Flammable or combustible liquids shall be stored, handled, or used on the construction
site in accordance with the applicable provisions of NFPA 30 (Flammable and
Combustible Liquids Code); NFPA 58 (Standard for the Storage and Handling of Liquefied
Petroleum Gases); and NFPA 395 (Standard for the Storage of Flammable and
Combustible Liquids on Farms and Isolated Construction Projects). At least one portable
fire extinguisher having a rating of at least 4-A, 30-BC shall be within a distance of 75 ft.
or less to any point of a structure under construction. Personnel normally on the
construction site shall be instructed in the use of the fire extinguishers provided.

Fire hydrants shall be provided as directed by Wheatland Fire Authority and in accordance
with the applicable fire codes.

Fire hydrants shall comply with the following standards:

a. Hydrant spacing shall be in accordance with the Uniform Fire Code

b. Maximum distance to any fire hydrant shall not be greater than 250 feet.

c. When access, fire lanes, or cul-de-sac depth exceed 450 feet (450'), hydrants shall
be required mid-depth.

d. Hydrants shall be clearly identified with a blue reflective marker located 6 inches
(6") from centerline of street or roadway on the hydrant side of the centerline.

e. Curbing in front of hydrants shall be painted red ten feet (10’) on each side of
hydrant.

f. The number and placement of fire hydrants approved by Wheatland Fire Authority
shall be installed for the development.

Flooding

142.

143.

144,

145.

The developer/applicant shall comply with the recommendations and intent of the
Drainage Report for Internal Drainage (Five Watershed Plan), November 2005, by Civil
Solutions.

The developer/applicant shall participate in the planning for the relocation of the Bear
River Levee Road access from State Route 65 at the southeasterly corner of the
development.

The developer/applicant shall comply with the ‘California Department of Water Resources
(DWR) Urban Levee Design Criteria (ULDC) and 200-year level of flood protection criteria.

The developer/applicant shall dedicate a minimum of twenty (20) feet of right of way
beyond the landside toe of the flood protection system in accordance with Section 7.11.1
(Right-of-Way for Access and Inspection) of the DWR Urban Levee Design Criteria
(ULDC) dated May 2012.

Construction Requirements

146.

Construction stormwater pollution prevention measures as indicated in the SWPPP shall
be consistent with the details in the most recent version of the California Stormwater
Quality Association Stormwater Best Management Handbook-Construction or the
Caltrans Storm Water Quality Handbook Construction Site BMPs Manual. A Qualified
SWPPP Practitioner shall be responsible for implementing the measures at the site and



147.

148.

149.

150.

151.

152.

153.

154.

155.

performing all required monitoring and inspection/maintenance/repair activities. The
developer/applicant shall also prepare a Rain Event Action Plan (if required based on the
determined risk level) as part of the SWPPP.

If any hazardous materials are encountered during the construction of this project, all work
shall be immediately stopped and the Yuba County Environmental Health Service
Department, the Wheatland Fire Authority, and the City Inspector shall be notified
immediately. Work shall not proceed until clearance has been issued by all of these
agencies.

The developer/applicant shall keep adjoining public streets free and clean of project dirt,
mud, materials, and debris during the construction period, as is found necessary by the
City Engineer.

The following shall be added to the general notes on the civil plans, “All roads used within
the City of Wheatland during construction shall be cleaned daily, or more often as required
by the City Engineer, of all dirt and debris spilled or tracked onto the City streets, or private
driveways.”

Prior to final preparation of the subgrade and placement of base materials, all underground
utilities shall be installed, and service connections stubbed out behind the sidewalk. Public
utilities, Cable TV, sanitary sewers and water lines, shall be installed in a manner that will
not disturb the street pavement, curb, gutter and sidewalk, when future service
connections or extensions are made.

Where soil or geologic conditions encountered in grading operations are different from
that anticipated in the soil and/or geologic investigation report, or where such conditions
warrant changes to the recommendations contained in the original soil investigation, a
revised soil or geologic report shall be submitted for approval by the City Engineer.
Additionally, if field conditions warrant installation of any subdrains, the location, size and
construction details must be provided to the City for review and approval prior to
construction.

Utilities to be abandoned shall be removed or completely filled with suitable material and
capped to the approval of the applicable utility agency and to the approval of the City
Engineer.

After all of the new underground utilities within existing public streets have been installed,
the entire affected areas shall be milled and repaved to present a neat finished pavement
area. Multiple trench patches are not acceptable.

Prior to placing the final lift of asphalt, all public storm drains and sanitary sewer lines shall
be video inspected at the developer/applicant's expense. All video media (CD, DVD, or
portable hard drive) shall be submitted to the City. If any inadequacies are found, they
shall be repaired prior to the placement of the final lift of asphalt.

The developer/applicant, at his sole expense, shall repair existing public and private
facilities damaged during the course of construction to the satisfaction of the City
Engineer.



156.

157.

158.

158.

160.

161.

Upon completion of the building and site improvements, the developer/applicant shall
clean, repair, or reconstruct the curb, gutter, and sidewalk along the entire frontage of the
developed property as may be required by the City Engineer to conform to the City
standards prior to receiving an occupancy permit for the building.

Prior to issuance of a building permit, the developer/applicant shall pay the appropriate
City of Wheatland Facilities and Equipment Program Fee.

Prior to commencement of construction activities, the developer/applicant shall:
a. Pay any outstanding account balances with the City of Wheatland.

b. Pay an inspection deposit in amount to be determined at the time of
commencement for the City's inspection of the Public Improvements.

c. Conduct a pre-construction meeting with representatives of the City whereby the
developer/applicant, the Legally Responsible Party (LRP), Qualified SWPPP
Practitioner (QSP), Qualified SWPPP developer/applicant (QSD), and/or the
Contractor provides the following:

i. Six (6) full-size bond copies of the approved Improvement Plans for the
City's use.
ii. One (1) job-site copy of the latest edition of the City Standards for the
Contractor use.
ii.  One (1) job-site copy of the SWPPP for use by the LRP, QSP, QSD, and
Contractor.
iv.  Electronic copies of Improvement Plans and SWPPP.

For the construction phase, the developer/applicant shall submit an Off-Road Construction
Equipment Emissions Reduction Plan to the Feather River Air Quality Management
District and City of Wheatland for review and approval.

The developer/applicant shall sign a District Fugitive Dust Control Plan to acknowledge
the state and local fugitive dust emission laws and Air Quality District approved fugitive
dust control measures for implementation. The Plan shall be signed prior to issuance of
grading permits.

Every reasonable effort shall be made by the developer/applicant to accommodate
seasonal agricultural traffic from neighboring farm lands before and during construction of
the project.

Acceptance of Public Improvement Requirements

162.

Prior to acceptance of the public improvements, The developer/applicant shall provide a
written statement signed by the Civil Engineer of Record certifying that all the site
improvements were constructed and inspected in conformance with the plans approved
by the City Engineer.



163.

164.

165.

166.

167.

168.

Prior to acceptance of the public improvements, the developer/applicant shall provide a
mylar and digital copy of the Improvement Plans that include all as-built or field changes.
Digital files shall include AutoCAD Civil 3D (.dwg) format compatible with the City's current
version, and tied to the State Plane coordinate system.

Upon completion of the project and prior to acknowledgment of completion, all new storm
drains shall be video inspected for conformance and the recording delivered to the City
for review. The video shall indicate the pipe being televised, station points along each
pipe, and shall have the bottom of the pipe at the bottom of the monitor when viewed. The
speed of advancement shall be slow enough to ascertain the pipe condition and paused
as necessary at sags, gaps, obstructions and damaged areas of the pipe. Pipe damage,
repairs and obstructions shall be repaired to the satisfaction of the City Engineer.

Prior to acceptance of the public improvements, all existing and adjacent off-site road
surfaces utilized during construction shall be repaired and restored to pre-project
conditions.

Prior to acceptance of the public improvements, submit a certification by the Geotechnical
Engineer of Record that all the work has been completed in substantial conformance with
the recommendations in Soils Investigation/Geotechnical Report.

Prior to acceptance of the public improvements, provide a letter stating that all of the
developer/applicant’s Conditions of Approval have been met.

Occupancy Conditions of Approval:

a. Prior to occupancy of any building, the developer/applicant shall submit a
certification by the Geotechnical Engineer of Record confirming that all on-site
work has been completed in substantial conformance with the recommendations
in Soils Investigation/Geotechnical Report.

b. Prior to occupancy of any building, the developer/applicant shall provide a letter
from the Civil Engineer of Record certifying that all the site improvements were
constructed and inspected in substantial conformance with the approved plans and
City Standards.

c. Prior to occupancy of any building, the developer/applicant shall provide a mylar
and digital copy of the Improvement Plans that include all as-built or field changes.



