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1 PURPOSE

Preparation of an Implementation Policies and Procedures Manual (Manual) is a requirement of the
approved Placer Vineyards Specific Plan (PVSP). The purpose of the Manual is to assist the County
in implementing and performing its various administrative tasks as contemplated by the PVSP and
the Placer Vineyards Development Agreements. The Manual is intended to provide for a
comprehensive approach for processing approvals and issuing permits for development within the
Plan Area, including forms and checklists to assist County staff in tracking and accounting for credits
and reimbursements, processing approvals consistent with the procedures set forth in the
Development Agreements and the Specific Plan, issuing Good Standing Certificates to Developers
and outlining the procedures for collecting fees and payments. The Manual will also be of benefit
to developers and builders to assist them in understanding the Placer Vineyards entitlement
process and the submittals that are required in order to move forward with development.

The initial edition of the Manual will
be reviewed and approved by the Placer
County Board of Supervisors. From time-
to-time, as deemed necessary by the
County, the Manual may be revised and
updated by the County to reflect
amendments to the Specific Plan and
Development Agreements, addendums to
the Environmental Impact Report,
updates to the Master Planning
Documents and revisions to the forms
and applications included in Appendices A Placer Vineyards
and B. Subsequent revisions and updates \unel-\'i(r:l: Implementation Policies
to the Manual, including the forms and Rereiopient
applications included in Appendices A and
B, shall be approved by the County
Planning Director and no Planning
Commission or Board of Supervisors
review is required. Where discrepancies
exist between the Manual and other
documents approved by the Placer
County Board of Supervisors, the
documents approved by the Board shall
supersede the Manual.
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? OVERVIEW

2.1 THE PLACER VINEYARDS PROJECT

The Placer Vineyards project includes approximately 5,230 acres of land located in the southwest
corner of Placer County, just west of the City of Roseville and approximately 15 miles north of the
City of Sacramento. Designed as a self-sufficient community guided by the principles of smart
growth, the proposed Placer Vineyards project is a mixed-use master planned community with
residential, employment, commercial, open space, recreational and public-quasi-public land uses.
The Placer Vineyards Plan will offer a livable, pedestrian friendly environment with a distinct
community identify and sense of place featuring safe and accessible links between residential
neighborhoods and commercial centers. The Placer Vineyards plan will also protect and enhance
the property’s existing natural features and resources by incorporating native oaks, wetlands,
creeks and drainage systems into a community-wide open space system. Build out of the project is
estimated to occur over a twenty to thirty year time frame and when completed, the project is
proposed to have a population of approximately 33,000 people housed in 14,132 homes with 274
acres of commercial uses, 6,412-acres of quasi-public land uses and 919 acres of parks and open
space.

2.2 THE PLACER VINEYARD SPECIFIC PLAN & EIR

The Placer Vineyards Specific Plan (PVSP) was prepared to define growth policies and guide future
development in southwest Placer County. The PVSP was first approved by the Placer County Board
of Supervisors, along with the Environmental Impact Report (EIR), the Mitigation Measures and the
Development Agreements (DA) on July 16, 2007. An amendment to the PVSP and the EIR was
approved by the Board on February 14, 2012 (Resolution Numbers 2012-38 and 2012-39). Text
revisions to the Certified Environmental Impact Report were approved by the Board on September
11, 2012 (Resolution No. 2012-211. The County has the responsibility to ensure that all future
development in the Plan Area is consistent with the PVSP policies. A complete checklist of PVSP
policies is included in Appendix B of this Manual.

http://www.placer.ca.gov/Departments/CommunityDevelopment/Planning/PVineyards.aspx

2.2.1  LAND USE & DEVELOPMENT STANDARDS

Appendix A of the Placer Vineyards Specific Plan contains development and zoning standards
that define the uses and development form for the Placer Vineyards community. Adopted in
2007 by the Board of Supervisors (Ordinance No. 5475-B), the development and zoning
standards supersede the Placer County Zoning Ordinance and serve as the zoning regulations
governing development within the Placer Vineyards Specific Plan Area (Plan Area). Where no
standards are provided in the PVSP Development Standards, the Placer County Zoning
Ordinance, Placer County Code, and/or Land Development Manual shall apply.

http://www.placer.ca.gov/Departments/CommunityDevelopment/Planning/PVineyards.aspx
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2.2.2  MITIGATION MONITORING & REPORTING PROGRAM

As part of the EIR certification, the Board of Supervisors adopted a Mitigation Monitoring &
Reporting Program consisting of two components: the Standard Mitigation Monitoring
Program and the On-Going Mitigation Reporting Plan. Future development must mitigate for
the impacts caused by development of the Plan Area. Modifications to the approved
Mitigation Monitoring & Reporting Program were approved by Board on September 11, 2012
(Resolution No. 2012-211). Prior to approval of future entitlements, the County must verify
that certain mitigation measures have been met. Refer to the Mitigation Monitoring &
Reporting Program for a complete list of the Standard and On-Going Mitigation Measures.
http://www.placer.ca.gov/upload/bos/cob/documents/sumarchv/120911A/bosd12091115Ex1BP1p350p419.pdf

2.2.3 DEVELOPMENT AGREEMENTS

The original Development Agreements for the PVSP were approved by the Board of
Supervisors in 2007 (Ordinance No. 5477-B) and superseded by the Amended and Restated
Development Agreements adopted by the Board of Supervisors on February 14, 2012
(Ordinance No. 5665-B). The First Amendment to amend and restate Development
Agreements for certain properties within the Placer Vineyards Specific Plan was adopted by
the Board of Supervisors on September 11, 2012 (Ordinance No. 5686-B). The Amended and
Restated Development Agreements include requirements for the phasing for advance
construction and/or installation of certain identified infrastructure improvements and public
facilities prior to any development with the Plan Area and/or prior to development of specific
thresholds of development within the Plan Area. Development Agreements have been signed
by all of the participating developers (refer to Table 2.1 for a list of participating developers).
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2.3 PLACER VINEYARDS MASTER PLANNING DOCUMENTS

As required by the approved Development Agreements, the Board of Supervisors will approve a
number of Master Plans prior to the approval of the first Development Phase and Phasing Plan
(refer to Table 2.2 for a list of the Master Planning Documents). The Master Planning documents
will set additional standards for development within the Plan Area and both the County and
developers shall refer to them when preparing Development Phasing Plans.

2.3.1 COUNTY FACILITIES MASTER PLAN

The County Facilities Master Plan will set forth the detailed specifications and standards for
the County Facilities to be provided on the County Facilities Sites (Corporation Yard, Fire
Stations, Sheriff’s Substation, Government Center, Library and Transit Center), utilizing the
conceptual plans in the Specific Plan, the generalized description of facilities, equipment and
furnishings set forth in the Public Facilities Finance Plan and the information contained in DA
Exhibit 3.10 (refer to the County Facilities Master Plan).

2.3.2  SEWER MASTER PLAN

The Sewer Master Plan will update the work previously undertaken in conjunction with the
EIR and will include information on wastewater generation rates, peaking factors, location,
placement and sizing of gravity pipelines, force mains, lift stations and other necessary
infrastructure (refer to the Sewer Master Plan).

2.3.3 DRAINAGE MASTER PLAN

The Drainage Master Plan will update the work previously undertaken in conjunction with the
EIR and will identify each of the drainage sheds within the Plan Area and the area wide
drainage facilities required to serve each drainage shed. The Master Plan will also identify the
size and location of all permanent drainage facilities proposed for each of the drainage sheds
within the Plan Area (refer to the Drainage Master Plan).

2.3.4 PARKS MASTER PLAN

A Parks Master Plan, utilizing the conceptual plans in the Specific Plan and the generalized
description of facilities, equipment and furnishings set forth in the Finance Plan will be
prepared for the Specific Plan parks, trails and open space. The Parks Master Plan will specify
the park facilities to be provided to service the needs of the residents of the Specific Plan
including the facilities and improvements to be provided with the mini, neighborhood and
community parks, trails (bike, pedestrian and equestrian), and open space areas. The Plan
will also contain detailed standards and specifications to be followed for the development of
each park, and include a specification for buildings and facilities, improvements, equipment,
design features, utilities and other necessary and related required improvements. The Parks
Master Plan will be coordinated with the County Facilities Master Plan (refer to the Parks
Master Plan).
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2.3.5  TRANSIT MASTER PLAN

To determine Plan Area service requirements, a Transit Master Plan will be prepared that
utilizes, the service levels described in the (Inter-Regional + Suburban Local + Commuter),
West Placer Transit Study dated October 3, 2005, prepared by LSC Transportation
Consultants, Inc., for the County. The Transit Master Plan will include details on routes,
service times, fare programs (including a method to determine fair share costs for inter-
community and inter-regional routes connecting the Specific Plan area to other areas within
and outside Placer County), vehicle requirements, service triggers establishing the timing for
expansion of service levels to reach ultimate service levels, staffing, requirements,
administrative costs, capital requirements and other related information necessary to provide
a complete transit service (refer to the Transit Master Plan).

2.3.6  LANDSCAPE MASTER PLAN

A Landscape Master Plan will be prepared that includes details on the design of streetscapes,
entry features, landscaping materials and other image features that define the public
landscape areas of the Specific Plan (refer to the Landscape Master Plan).

2.3.7 URBAN SERVICES PLAN

The Urban Services Plan will update the work previously undertaken in conjunction with the
EIR and will be used to assist the Developers and the County to determine how Urban
Services costs will be funded (refer to the updated Urban Services Plan).

2.3.8 PuBLIC FACILITIES FINANCING PLAN (PFFP)

The Public Facilities Financing Plan will update the work previously undertaken in conjunction
with the EIR and will be used to assist the Developers and the County to determine how
infrastructure and facilities will be funded by development impact fees and a Mello-Roos
Community Facilities District (CFD). Refer to the Public Facilities Financing Plan for additional
information.
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ROLES & RESPONSIBILITIES OF THE DEVELOPMENT
GROUP & THE COUNTY

3

The County and the Participating Developers entered into Development Agreements (DA) that
specifies the roles and responsibilities of each party.

3.1 THE DEVELOPMENT GROUP

As outlined in DA Recital M, a Development Group (Placer Vineyards Development Group, LLC)
consisting of the Developer and the other Participating Developers was formed on the effective
date of approval of the Development Agreements to fund the planning costs and construct or
coordinate and administer certain financing programs related to the construction of the
improvements and the public facilities as more particularly described in Section 3.2 of the
Development Agreements. Developer’s ability to proceed with any part of the Project will be
contingent upon Developer being a member in good standing of such Development Group, as
evidenced by the issuance thereto from the Development Group of a Good Standing Certificate.
The Developer agrees to certain developer obligations as outlined in Article 3 of the DA including a
mix of housing meeting a range of housing needs for the County, public facilities such as open
space, recreational amenities and other services and amenities that will be of benefit to the future
residents of the County. The Developer also agrees to provide for the costs of such facilities and
services to mitigate impacts on the County of the development of the Property (refer to DA Article
3: Developer Obligations).

3.2 COUNTY OF PLACER

The County agrees to work in good faith with Developer as it applies to County for permits and
entitlements that may be required by County and, to the extent applicable, other public, state and
federal agencies and to allow Developer to proceed with complete development of the Property in
accordance with the terms of the Development Agreement.

The County shall promptly and diligently review and approve improvement plans, conduct
construction inspections and accept completed facilities. In the event County does not have
adequate personnel resources or otherwise cannot meet its obligations under Section 4.3 of the
Development Agreement(s), and Developer enters into an agreement with County to pay all costs
of County in conjunction therewith, County will utilize, consistent with County policy, outside
consultants for inspection and plan review purposes at the sole expense of Developer. Developer
acknowledges that, notwithstanding the ability to hire such outside consultants, County may need
to retain adequate staff to supervise the work of the consultants, which may require additional lead
time and expenses in order for the County to effectively and efficiently use the consultants to assist
in this work. County will consult with Developer concerning the selection of the most
knowledgeable, efficient and available consultants for purpose of providing inspection and plan
review duties for the County and the Project (refer to DA Article 4: County Obligations).
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4 DEVELOPMENT TIMING

As originally envisioned, development of the Plan Area would be a five phase process. To date,
Phase 1: Specific Plan has been completed. The remaining four phases of approval include Phase 2:

Master Plans; Phase 3:

Development & Phasing; Phase 4:

Final Entitlements; and Phase 5:

Construction (Refer to Figures 4.1: The Placer Vineyards Development Process). The development
sequence and timing of the remaining four phases of the development process are shown in Figure

4.2.

1: Specific Plan (Completed)

Specific Plan
Development Standards
EIR

Mitigation Measures
Development Agreements
Implementation Policies &
Procedures Manual

Urban Services Plan

Public Facilities Financing

Plan

Refer to Section 1

FIGURE 4.1

The Placer

Vineyards
Development
Process

Vineyards
Specific

)
Placer
Plan

June 2013

2: Master Plans

e County Facilities Master
Plan
Sewer Master Plan
Drainage Master Plan
Parks Master Plan
Transit Master Plan
Landscape Master Plan
 Irrevocable Offers of
Dedication
Update Urban Services Plan
o Update Public Facilities
Financing Plan

e ° @ 9 o o

Refer to Section 2

5: Construction

® Backbone Infrastructure
«  Neighborhood Parks
e Community Parks

Trail Improvements
*  County Facilities

Implementation Policies & Procedures Manual

3: Development & Phasing

e Good Standing Certificates

* Development Phase &
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FIGURE 4.2

Event

DEVELOPMENT TRIGGERS

Timing

Irrevocable Offers of Dedication (I0Ds)

Within 180 days of the Effective date of the Development Agreement

For Core Backbone Infrastructure, Remaining Backbone Infrastructure,

Drainage, Parks, Open Space and County Facilities

Submittal of Master Plans

« County Facilities Master Plan
- Sewer Master Plan

« Drainage Master Plan

* Parks Master Plan

« Transit Master Plan

« Landscape Master Plan

> Prior to approval of 1st Development Plan & Phasing Plan

[ Submission of Good Standing Certificate

Prior to submittal of 1st Development Plan & Phasing Plan

| Submission of Develog t Plan & Phasing Plan

After Good Standing Certificates submitted to the County. After Master Plans

« Description of Development Phase and Development Plan
« Tentative Map Application or Subsegent Conformity Review Process

* Mitigation of Impacts for Development Phase
« Compliance Tracking of Affordable Housing

are submitted to the County..

Approval of Development Plan & Phasing Plan

After Master Plans are approved by the Board of Supervisors. After review and

approval by the Planning Commission.

Prior to approval of improvement plans for 1st Development & Phasing Plan.

| Submission of Locust Road Circulation Study

Final Entitlements

After approval of Locust Road Circulation Study.

* Improvement Plans [

After approval of 1st Development Plan and Phasing Plan.

* Final Maps [

After approval of Improvement Plans.

After Improvement Plans approved and construction of Phased Improvements or

* Building Permits [

after commencment, but prior to completion of Phased Improvements if County allows.

Wetland Fill Permits (USACE, Section 404 Permits)

Prior to approval of Improvement Plans and construction of Backbone Infrastructure.

Construction of Infrastructure

Per the requirements of the approved Phasing Plan for a Development Phase.

Mini and Neighborhood Park Construction

Prior to the 100th residential building permit for a mini-park and 200th

residential building permit for a neighborhood park.

Community Park Construction

Per the requirements of the approved Phasing Plan for a Development Phase.

Trail Improvements

At the time of subdivision improvements.

County Facilities

Per the requirements of the approved Phasing Plan for a Development Phase.

* Fire Stations

* Sheriff's Substation
* Government Center
« Library

* Transit Center

AV VA VA VAR VAR VAR LA VA VA VY NV

Community Facilities District

At the request and support of the Developer or Participating Developers

County Service Area

Prior to the approval of the 1st Development Phase if required by the County or at a

Placer

Specific June 2013
Plan

later date if approved by the County.
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5 DEVELOPMENT PHASE & PHASING PLAN

The third phase in the Placer Vineyards development process is the preparation and approval of a
Development Phase and Phasing Plan. This section of the IPPM describes the Development Phase
and Phasing Plan approval process and the required submittal documents. The Development Group
or the Developer must complete the following in order to receive Development Phase & Phasing
Plan approval:

5.1 DEeVELOPMENT GROUP CERTIFICATE

One or more Developers will join together to propose a Development Phase and Phasing Plan. As
more particularly described in Section 3.2 of the DA, Developer’s ability to proceed with any part of
the Project will be contingent upon Developer being a member in good standing of such
Development Group, as evidenced by the issuance thereto from the Development Group of a Good
Standing Certificate. Refer to DA Section 3.2 and to the sample certificate in Appendix A of this
Manual.

5.2 DEVELOPMENT PHASE AND PHASING PLAN

The Developer or the Development Group, acting on behalf of Developer and/or one or more of the
Participating Developers, may submit an application for approval of development within a
designated portion of land owned by said Participating Developers within the Plan Area
(Development Phase). The application shall include a Phasing Plan describing the portions of the
Core Backbone Infrastructure, Remaining Backbone Infrastructure, County Facilities and Community
Park Improvements together with any other interim or permanent public improvements or facilities
proposed to be installed to serve such Development Phase (Phased Improvements). Neither
Developer nor any group of Participating Developers may submit, independent of the Development
Group, an application for a Development Phase and Phasing Plan without the prior written
acknowledgment from the Development group that Good Standing Certificate(s) are held by the
Developer(s) and that the Development Group has received and reviewed the Developer(s)
proposed application for the Development Phase and Phasing Plan (refer to DA Section 3.5).

5.2.1 PROCESSING AND APPROVAL OF DEVELOPMENT PHASES

The application, processing and approval by the County of Development Phases and Phasing
Plan that includes the Property or any portion thereof shall be performed by the County in
accordance with the application requirements and approval standards set forth in DA Section
3.5.1. In addition to an Initial Project Application, an example of which is included in
Appendix A of this Manual, each application for a Development Phase and Phasing Plan shall
include:

e A description of the development phase (refer to DA Section 3.5.5.1(a).
e Related ancillary entitlements (refer to DA Section 3.5.1.1(b).
o Application for a tentative small lot map for any residential development and/or
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o A subdivision or parcel map and preliminary site plan which shall include a proposed
maximum square footage for development of any non-residential parcel within the
property.

e  Phasing plan for phased Improvements (refer to DA Section 3.5.1.1(c).
e Mitigation of impacts for development phase (refer to DA Section 3.5.1.1(d).
e Public Facilities Finance Plan update (refer to DA Section 3.5.1.1(e).

The application shall also include submittal of a completed Conformity Review Questionnaire as
more fully described in Section 7.8.1 of this Manual

5.2.2  COUNTY APPROVAL OF DEVELOPMENT PHASE & PHASING PLAN

Each application for a Development Phase and Phasing Plan shall be subject to the review and
approval by the County Planning Commission or appropriate, designated staff representative,
with the right to appeal in accordance with ZO 17.60.110. Any such approval shall be subject
to CEQA compliance, to the extent deemed necessary by the County, in accordance with the
subsequent review process outlined in the Specific Plan (refer to DA Section 3.5.1.2).

Placer at . 3 : -
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FINAL DEVELOPMENT ENTITLEMENTS

The fourth phase in the Placer Vineyards Development process is the approval of Final Development
Entitlements. As provided in the Development Agreements no Final Development Entitlements (as
defined in the DA) shall be approved for any portion of the Property until after approval of a
Development Phase and Phasing Plan (refer to DA Section 3.5.1.4). Final Development Entitlements
are governed by the following conditions:

6.1 DEVELOPMENT OF APPROVED DEVELOPMENT PHASE

After approval by the County of a Development Phase and Phasing Plan, the following
provisions shall generally apply to the development of such approved Development Phase:

6.1.1 ISSUANCE OF BUILDING PERMITS UPON COMPLETION OF PHASED IMPROVEMENTS

If the Phasing Plan requires completion of all Phased Improvements prior to the issuance of
building permits for development within any portion of the property within the Development
Phase, then the County may, in its sole discretion and in lieu of requiring completion of all of
the Phased Improvements, allow for development to proceed provided that all conditions
described in DA Section 3.5.2.1 are satisfied prior to issuance by the County to Developer of
the first building permit (refer to DA Section 3.5.2.1).

6.1.2  ISSUANCE OF BUILDING PERMITS UPON COMMENCEMENT, BUT PRIOR TO COMPLETION, OF
PHASED IMPROVEMENTS

If the Phasing Plan allows building permits to be issued for development within any portion of
any property within the Development Phase upon commencement, but not necessarily
completion, of construction of any Phased Improvement(s), then prior to the issuance of
building permits within any portion of property within a Development Phase, excluding
permits for model homes, that requires such commencement of phased improvements, the
County may, in its sole discretion and in lieu of requiring completion of all of the Phased
Improvements, allow for development to proceed provided that the conditions in DA Section
3.5.2.2 are satisfied (refer to DA Section 3.5.2.2).

6.1.3 COMPLETION OF IMPROVEMENTS

The Phasing Plan may, as determined by the County in its sole discretion, allow the issuance
of a maximum number of building permits, excluding permits for model homes, upon
commencement of construction of the Phased Improvements as described above but prior to
completion and acceptance thereof but thereafter require that the issuance of any additional
building permits in excess thereof may be issued within the Development Phase or Sub-Phase
thereof only if and when all Phased Improvements related thereto are determined by County
to be fully complete and accepted for public use by County utilizing its standard procedures
for acceptance of public improvements (refer to DA Section 3.5.2.3).

Implementation Policies & Procedures Manual
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6.1.4  ADDITIONAL CONDITIONS

The forgoing conditions precedent to development within a Development Phase or Sub-
Phases pursuant to an approved Phasing Plan are not intended to be exhaustive and shall not
limit the discretion of the County to include additional or alternative terms and conditions to
development within a Development Phase as part of its approval of a Phasing Plan (refer to
DA Section 3.5.2.4).

6.2 FUNDING OF FAIR SHARE FOR DEVELOPMENT PHASE

By electing to include the Property, or portion thereof, in an application for development within a
Development Phase, if the application is approved by the County prior to any withdrawal therefrom
by Developer, Developer shall be obligated to support development of the Development Phase
consistent with the approved Phasing Plan, including funding its fair share of the construction of the
required Phased Improvements (refer to Section DA 3.5.3).

6.3 CONCURRENT PROCESSING OF FINAL DEVELOPMENT ENTITLEMENTS

During the design and permitting process for the Phased Improvements, Developer shall have the
right to submit and process for approval improvement(s) plans and/or final small lot maps for the
Property, or portion thereof, within the Development Phases consistent with the Entitlements. No
tentative small lot map or any Final Development Entitlement for any portion of any property
within a proposed Development Phase shall be approved prior to the approval of such
Development Phase and corresponding Phasing Plan (refer to DA Section 3.5.4).

6.4 CoMPLETION OF CORE BACKBONE INFRASTRUCTURE

Development Group and Developer each acknowledge and agree that, prior to the issuance of the
building permit creating the 10,500" residential unit anywhere within the Plan Area, including the
Property but excluding the Special Planning Area, all Core Backbone Infrastructure set forth in DA
Exhibit 3.6.1 shall be: (i) determined by County to be fully complete; and, (ii) accepted for public
use by the County utilizing its standard procedures for acceptance of public improvements (refer to
DA Section 3.5.5).

6.5 Locust RoAD CIRCULATION STUDY

Prior to approval of improvement plans for any Phased Improvement(s) to be constructed as part of
the first Development Phase approved by the County, the Developer and/or the Development
Group shall fund a study to be undertaken by the County to identify and review the feasibility of
alternatives to retaining Locust Road as a through roadway between Baseline Road and West Town
Center Drive (refer to DA Section 3.5.6).
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6.6 BACKBONE INFRASTRUCTURE

Developer shall be obligated, in accordance with the requirements of the Phasing Plan for each
Development Phase that includes the Property or any portion thereof, to install any and all Core
Backbone Infrastructure and Remaining Backbone Infrastructure or applicable components thereof
that are included in the list of Phased Improvements for such approved Development Phase. The
Core Backbone Infrastructure consists of major roadway improvements, sewer, water and recycled
water improvements within such roadways, and certain off-site sewer and water improvements as
described in the Public Facilities Financing Plan and summarized in DA Exhibit 3.6.1. Remaining
Backbone Infrastructure consists of additional major roadway improvements, and sewer, water,
drainage and utility improvements within such roadways as described in DA Exhibit 3.6.2.

6.7 ROAD IMPROVEMENTS

In addition to the construction of the Backbone Infrastructure if and when required by each Phasing
Plan for a Development Phase, development of the Property shall, as determined to be necessary
by the County, be subject to completion of the additional specific improvements for the Property
listed in the Secondary Road Improvement Table described in DA Exhibit 3.7.1 and frontage
improvements described in DA Section 3.7.2.

6.8 COUNTY DISCRETION TO DEFER, REVISE OR DELETE IMPROVEMENTS

The County, in its sole discretion, acting through the County Executive Officer or designee, may
elect to defer the timing for the installation of or advance funding for any component of: the
Backbone Infrastructure, the Secondary Road Improvements, the County Facilities or the Park
Facilities and Trail Improvements so long as such deferral does not impair Developer’s right to
develop or continue development of the Property as if such deferred improvement were then
completed (refer to DA Section 3.8).

6.9 WATER SUPPLY

Water transmission and storage facilities to be installed by Developer as part of the Core Backbone
Infrastructure and the Remaining Backbone Infrastructure will be owned and operated by the Placer
County Water Agency (PCWA) or California American Water (Cal-Am) and the design of these
facilities shall be subject to the approval of the PCWA or Cal-Am (refer to DA Section 3.9).

6.10 COUNTY FACILITIES

Consistent with the Specific Plan, Developer shall dedicate to the County any lands located within
the Property that are planned for public facilities to be owned and operated by the County, and
construct or cause to construct the applicable public facilities thereon as described on DA Exhibit
3.10 and the County Facilities Master Plan.
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6.11 IMPROVEMENT PLAN PROCESS

Following approval of the Phasing Plan the Developer may prepare and submit to the Community
Development/Resource Agency improvement plans which must conform to the County’s Land
Development Manual. The improvement plans shall include detailed plans which comply and
incorporate all conditions attached to the Development Plan approval, such as grading and
landscaping plans, and shall be accompanied by the plan check fee, engineer’s estimate and
preliminary progress schedule.

http://acode.us/codes/placercounty/view.php?topic=16-16 12-16 12 130&frames=on

6.12 FINAL MAPS

Final map requirements are governed by Article 16.16 of the Placer County Code. Additional
documents included with final maps include a subdivision agreement, security for construction of
improvements, payment of taxes and assessments, payment of all fees, evidence of legal entities
and copies of the executed CC&Rs.

http://acode.us/codes/placercounty/view.php?topic=16-16 12&frames=on

6.13 BUILDING PERMITS

Building permits are governed by Article 15.04 of the Placer County Code as well as DA Sections
3.5.2.1and 3.5.2.2.

http://gcode.us/codes/placercounty/view.php?topic=15-15 04&frames=on
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7 ADMINISTRATIVE PROCEDURES & APPLICATIONS

7.1 PVSP AMENDMENTS

Amendments to the Specific Plan are changes to the plan elements, including differences in land
use development types assigned to specific parcels; changes to capacity requirements; changes to
the intensity or density of land uses on specific parcels; density transfers; changes in the Plan Area
boundaries; or changes in policies. Amendments usually involve issues of consistency with the
original vision and intent of the Specific Plan or with the Placer County General Plan (refer to PVSP
9.2.6). Requests for a PVSP Amendment shall be filed on the PVSP Amendment application form
provided by the County (refer to the sample application provided in Appendix A of this Manual).
http://www.placer.ca.gov/~/media/cdr/ECS/EIR/PVSP/SpecificPlan07/PVSPJul07Ch9%20pdf.ashx

7.2 PVSP INTERPRETATIONS

Interpretations are judgments that apply to the vision, goals, and intent of the Specific Plan and to
specific issues and situations related to the land use decisions and development. Interpretations
are generally limited to details where the requirements and guidelines of the Specific Plan may
appear to provide alternative guidance, differ from each other, or from other adopted County
policies or requirements from other agencies. Interpretations may be needed when the County is
considering discretionary development applications (such as a subdivision map), or a ministerial
application (such as a building permit). Interpretations for the PVSP shall be made as described in
Section 17.02.050 of the Zoning Ordinance (refer to PVSP 9.2.6).

http://www.placer.ca.gov/~/media/cdr/ECS/EIR/PVSP/SpecificPlan07/PVSPJul07Ch9%20pdf.ashx
http://gcode.us/codes/placercounty/view.php?topic=17-1-17 02-17 02 050&frames=on

7.3 PVSP ADMINISTRATIVE MODIFICATIONS

Changes to the adopted Specific Plan shall be categorized by the County Planning Director as either
an Administrative Modification or an Amendment. Administrative Modifications do not have
significant impact on the character of the Plan Area and are consistent with the spirit and intent of
the vision, goals, and policies of the Specific Plan. All requests for Administrative Modifications to
the Specific Plan shall be filed on the PVSP Administrative Modification application provided by the
County, a sample of which is included in Appendix A of this Manual. An Administrative Modification
may be reviewed and acted upon by the County Planning Director. No Planning Commission or
Board of Supervisors review is required, unless the Administration Modification is appealed.
http://www.placer.ca.gov/~/media/cdr/ECS/EIR/PVSP/SpecificPlan07/PVSPJul07Ch9%20pdf.ashx

7.4 PVSP DENSITY TRANSFER FOR HOUSING UNITS

Residential units assigned to specific properties may be transferred between development land
parcels provided that all of the criteria outlined in PVSP 9.2.7 are met. Transfers may occur
between different legal owners. To request a density adjustment, the Developer of both the
sending and receiving parcels shall submit to the County Planning Director a completed Density
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Transfer of Housing Units Application with all the required information needed to determine
compliance with PVSP 9.2.7. The applicant shall also provide a revised Specific Plan table reflecting
the adjusted unit counts and densities, as well as any necessary maps. The revised table will allow
the Planning Department to track unit allocations. Samples of both the application and the
summary form are included in Appendix A of this Manual.
http://www.placer.ca.gov/~/media/cdr/ECS/EIR/PVSP/SpecificPlan07/PVSPJul07Ch9%20pdf.ashx

7.5 COMPLIANCE TRACKING OF AFFORDABLE HOUSING

The Developer is required to provide ten percent (10%) of the total residential units which are
actually constructed within its property to be developed as affordable housing. Two percent (2%)
of the required total shall be affordable to moderate income households; four percent (4%) of the
required total shall be affordable to low income households; and four percent (4%) of the required
total shall be affordable to very low income households.

The affordable units shall be developed generally concurrently and in such concurrent
development shall be achieved in accordance with the following schedule: (i) either Developer and
County shall have entered into an Affordable Housing Agreement described below or, if the County
has then adopted an affordable housing plan applicable to specific plans, Developer shall have
elected to satisfy its affordable housing obligations in accordance with such adopted affordable
housing plan, which election shall be made by Developer at the time of approval of the first
tentative small lot map for the Property; (ii) if Developer elects to proceed with the program
provided herein, Developer shall have completed the design and obtained all required approvals for
the development of the affordable units prior to the issuance of the first building permit after 50%
of the total number of single family residential units approved for the Property have been issued;
and (iii) if Developer elects to proceed with the program provided herein, Developer shall have
completed construction of the affordable units and obtained certificates of occupancy therefor (or
obtained credits for any remaining affordable units, based on the completion of excess affordable
units by other developers as described below) prior to the issuance of the first building permit after
75% of the total number of single family residential units approved for the Property have been
issued.

The affordable units may be provided as either purchase or rental affordable units, or a mixture
of both. With respect to purchase affordable units, such units may be located anywhere within the
Property, provided the affordable units shall not be located in a manner that results in an over-
concentration of affordable units in any particular portion of the Property.

Prior to approval of each final small lot map within a parcel designated by Developer to provide
affordable purchase opportunities, unless Developer elected at the time of approval of its tentative
small lot map to satisfy its affordable housing obligation in accordance with the County’s
subsequently adopted affordable housing plan applicable to specific plans, the parties shall enter
into County’s then current form of Affordable Purchase Housing Agreement for the residential
purchase units affordable to low-income households and affordable to moderate-income
households. Similarly, prior to the issuance of a building permit for a multifamily development
designated by Developer to provide affordable rental opportunities, unless Developer elected at the
time to submittal of its building permit application to satisfy its affordable housing obligation in
accordance with the County’s subsequently adopted affordable housing plan applicable to specific
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plans, the parties shall enter into County’s then current form of Affordable Rental Housing
Agreement for the residential rental units affordable to very low-income households. Refer to Table
7.1 for Affordable Housing Requirements for each Placer Vineyards property (refer also to DA
Section 2.6).

TABLE 7.1
PLACER VINEYARDS SPECIFIC PLAN AFFORDABLE HOUSING REQUIREMENTS
® Specific Plan Residential Dwelling Units Affordable Housing Requirement
o | <
= Ik Total Moderate| Low |VeryLow
g | 8= , wrR | MoR | HOR | comu | puse | TORI AR ncome | income | income
o n Units . . . . X Units . . .
5 o Units Units Units Units |Dwelling Required Units Units Units
G Units Required [Required [Required
1A 402.0 931 931 93 19 37 37
1B 56.0 35 128 90 253 25 5 10 10
2 138.0 289 115 404 40 8 16 16
3 100.5 153 105 258 26 5 10 10
4A 65.0
4B 114.2 225 88 313 31 6 13 13
5A 106.5 230 106 75 411 41 8 16 16
5B 51.0 74 103 177 18 4 7 7
5C 241.5 250 562 375 57 1244 124 25 50 50
6 39.0 102 102 10 2 4 4
7 357.0 912 698 82 1692 169 34 68 68
8 120.0 112 117 229 23 5 9 9
9 326.0 515 359 120 994 99 20 40 40
10 242.0 819 158 977 98 20 39 39
11 79.0 81 134 215 22 4 9 9
12A 196.0 871 144 1015 102 20 41 41
12B [ 102.0 342 38 380 38 8 15 15
13 80.0 122 105 227 23 5 9 9
14 80.0 58 58 6 1 2 2
15 202.0 70 639 150 38 897 90 18 36 36
16 94.0 151 126 277 28 6 11 11
17 19.5 42 38 80 8 2 3 3
18 3.5 4 4 0 0 0 0
19 816.5 343 1148 345 189 2025 203 41 81 81
20 0.3 0 0 0 0 0
21 10.5 37 37 4 1 1 1
22 22.5 73 73 7 1 3 3
23 92.5 173 41 214 21 4 9 9
24 94.0 182 52 234 23 5 9 9
SPA 979.0 411 411 41 8 16 16
5,230.0 411 3,519 6,474 3,092 636 14,132 1,413 283 565 565

1. SeeTable 2.1 For PVSP Development Summary.

2. Affordable housing requirement for each parcel will vary with the actual number of dwelling units constructed.
Affordable housing obligation will remain at 10% of total constructed dwelling units with 2% of total residential
units affordable to moderate income households, 4% of total dwelling units affordable to lower income households;

and 4% of total dwelling units affordable to very-low income households.
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7.6 PVSP SPECIAL PLANNING AREA ENTITLEMENTS

The PVSP does not revise the existing zoning for the Special Planning Area (SPA) properties. Within
the SPA, existing County zoning and administrative processes govern.
http://www.placer.ca.gov/~/media/cdr/ECS/EIR/PVSP/SpecificPlan07/PVSPJul07Ch9%20pdf.ashx

/.7 _DISCRETIONARY PERMITS

7.7.1 TENTATIVE SUBDIVISION MAPS

Tentative Subdivision Maps are governed by Article 16.12 of the Placer County Code. The
submittal of a tentative subdivision map is a requirement of Development Phase & Phasing
Plan approval (refer to Section 5.2.1 of this Manual for Development Phase & Phasing Plan
information).

http://acode.us/codes/placercounty/view.php?topic=16-16 12&frames=on

7.7.2  MINOR SUBDIVISION AND PARCEL MAPS

Minor Subdivision and Parcel Maps are governed by Article 16.20 of the Placer County Code.
http://qcode.us/codes/placercounty/view.php ?topic=16-16 20&frames=on

7.7.3  DESIGN/SITE REVIEW

All proposed projects in the PVSP must undergo Design/Site Review according to the
requirements outlined in Section 17.52.070 of the Zoning Ordinance.

http://qcode.us/codes/placercounty/view.php?topic=17-2-vi-17 52-17 52 070&frames=on

7.7.4 CONDITIONAL USE PERMIT

When a Conditional Use Permit (CUP) is required by Section 17.06.0530 et seq., of the Zoning
Ordinance to authorize a proposed land use, the permit shall be processed as set forth in
Sections 17.58.020 et seq., of the Zoning Ordinance and Appendix A of the PVSP.

http://qcode.us/codes/placercounty/view.php?topic=17-1-17 06-17 06 _050&frames=on
7.7.5 MINOR USE PERMIT

When a Minor Use Permit (MUP) is required by Section 17.06.050 et seq., of the Zoning
Ordinance to authorize a proposed land use, the permit shall be processed as set forth in
Sections 17.58.020 et seq., of the Zoning Ordinance and Appendix A of the PVSP.

http://acode.us/codes/placercounty/view.php?topic=17-1-17 06-17 06 050&frames=on

7.7.6  ADMINISTRATIVE REVIEW PERMIT

When an Administrative Review Permit (ARP) is required by Section 17.06.050 of the Zoning
Ordinance to authorize a proposed land use, the permit shall be processed as set forth in
Sections 17.58.020 et seq., with the exceptions set forth in Section 17.58.100 of the Zoning
Ordinance and Appendix A of the PVSP.

http://qcode.us/codes/placercounty/view.php?topic=17-1-17 06-17 06 050&frames=on

Implementation Policies & Procedures Manual
June 2013

20



7.8

7.7.7 _VARIANCE

A Variance from the strict application of the requirements of the Zoning Ordinance and the
PVSP Land Use & Development Standards (Appendix A) as appropriate may be requested and
granted as provided by Zoning Ordinance Section 17.60.100. A Variance application shall be
completed, filed with the Planning Services Division and processed as provided by Section
17.58.020 of the Zoning Ordinance.

http://gcode.us/codes/placercounty/view.php?topic=17-3-17 60-17 60 100&frames=on
http://gcode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 020&frames=on

7.7.8 SIGN PERMIT

The requirements of Section 17.54.170, together with Sections 17.54.180 through 17.54.200
of the Zoning Ordinance, apply to all signs constructed or altered except as otherwise
provided by these sections, and are in addition to all applicable provisions of the California
Outdoor Advertising Act (Business and Professions Code Sections 5200 et seq.).

http://acode.us/codes/placercounty/view.php?topic=17-2-vii-17 54-17 54 170&frames=on

APPLICATION PROCEDURES

7.8.1  SUBSEQUENT CONFORMITY REVIEW QUESTIONNAIRE

In conjunction with submitting any required County application for approval of a subsequent
development plan and phasing plan and development entitlement within the Plan Area, the
applicant for each proposed project shall complete a Conformity Review Questionnaire, a
sample of which is included in Appendix A of this Manual. The purpose of the questionnaire
is to enable the County to determine whether there are project-specific effects that are
particular to the project or its site that were not considered in the Specific Plan EIR, and/or
whether an event as described in Section 15162 of the State of California CEQA Guidelines
has occurred. The County may require additional information to make such a determination,
including, but not limited to the information outlined in PVSP 9.2.5 - Subsequent Conformity
Review Process.

http://www.placer.ca.gov/~/media/cdr/ECS/EIR/PVSP/SpecificPlan07/PVSPJul07Ch9%20pdf.ashx

7.8.2 REQUIRED APPLICATION CONTENTS

Any application for approval of any permit or amendment pursuant to Section 17.58.030 of
the Zoning Ordinance, including an Initial Project Application (IPA), shall include the required
application contents and any and all forms required by the Planning Services Division (refer to
Appendix A of this Manual for a sample of the Initial Project Application).

7.8.3  FILING OF APPLICATIONS

All applications for permits required by Chapter 17 of the Zoning Ordinance shall be filed with
the Planning Services Division. No application for approval of a use of land, building or
structure, land division, or other permit required by Chapter 17 shall be accepted for
processing by the Planning Services Division or approved unless it complies with all of the
requirements of Section 17.58.040.

http://acode.us/codes/placercounty/view.php?topic=17-3-17 58&frames=on
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7.8.4 PRE-DEVELOPMENT MEETINGS

In order to advise and inform applicants of the procedural and substantive requirement of
obtaining discretionary permits for new development, the Placer County Development
Review Committee shall conduct pre-development meetings with project applicants.
http://gcode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 015&frames=on

7.8.5 POSTING OF SITES/NOTIFICATION OF NEW DEVELOPMENT PROPOSAL

The applicant for any permit that is subject to the original jurisdiction of the Planning
Commission or the Board of Supervisors shall erect a public notification sign or signs on the
project site as required by Section 17.58.045 of the Zoning Ordinance. The sign(s) shall be
erected within sixty (60) days after the submission of Subsequent Conformity Review
application.

http://qcode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 045&frames=on

7.8.6  INITIAL REVIEW OF APPLICATIONS

In addition to the review required by Section 17.58.040 of the Zoning Ordinance, the Planning
Services Division shall review all applications for completeness and accuracy before the
applications are accepted as being complete and officially filed.
http://acode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 050&frames=on

7.8.7 ENVIRONMENTAL REVIEW

All applications for a development entitlement shall be reviewed for conformity with the
Placer Vineyards Specific Plan and for compliance with the California Environmental Quality
Act (CEQA).

http://www.placer.ca.gov/~/media/cdr/ECS/EIR/PVSP/SpecificPlan07/PVSPJul07Ch9%20pdf.ashx
http://gcode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 060&frames=on

7.8.8  STAFF REPORT & RECOMMENDATIONS

The Development Review Committee (DRC) or other appropriate departmental staff as
directed by the DRC or the Planning Director shall review all discretionary applications filed
pursuant to Chapter 17 of the Zoning Ordinance, the PVSP and the DA to determine whether
they comply and are consistent with the provisions of Chapter 17, other applicable provisions
of the Placer County Code, the PVSP, DA and the Placer County General Plan.
http://gcode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 070&frames=on

7.8.9 PERMIT ISSUANCE

The approval and issuance of an Administrative Review Permit, Minor Use Permit or Variance
by the Zoning Administrator; or a Conditional Use Permit by the Planning Commission; shall
occur as set forth in Section 17.58.140 of the Zoning Ordinance.

http://dcode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 040&frames=on.

When Design Review approval is required, it shall occur as set forth in Sections 17.58.110 and
17.52.070(D) of the Zoning Ordinance.

http://acode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 110&frames=on
http://acode.us/codes/placercounty/view.php?topic=17-2-vi-17 52-17 52 070&frames=on
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7.8.10 EFFECT OF DENIAL

If an Administrative Review, Minor or Conditional Use Permit or Variance application is
denied by the Zoning Administrator or Planning Commission and the decision is not reversed
through Appeal (ZO 17.60.110), no further application for a permit for the same use on the
same property shall be filed for a period of one year from the date of denial.
http://acode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 150&frames=on

7.8.11 PERMIT TIME LIMITS, EXERCISING OF PERMITS AND EXTENSIONS

An Administrative Review, Minor or Conditional Use Permit shall be approved or disapproved
by the County within the time limits set forth in Zoning Section 17.58.160.

-http://qcode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 160&frames=on

7.8.12 APPLICATION DEEMED APPROVED

Any permit application deemed approved pursuant to California Government Code Section
65956 shall be subject to all applicable provisions of Section 17.58.170 of the Zoning
Ordinance, which shall be satisfied by the applicant before any construction permit is issued
or a use not requiring a construction permit is established.
http://acode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 170&frames=on

7.8.13 CHANGES TO APPROVED PROJECT

A new land use authorized through an Administrative Review Permit, Minor Use Permit,
Conditional Use Permit or Variance shall be constructed or otherwise established only as
approved by the granting authority and subject to any conditions of approval, except where
changes to the project are approved as set forth in Section 17.58.180 of the Zoning
Ordinance.

http://gcode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 180&frames=on

7.8.14 SECURITY FOR PERFORMANCE

When required by the County, through conditions of approval, guarantees of performance
shall be provided by the applicant in the form of letters of credit, certificates of deposit, cash
deposits and/or other forms specified by the granting authority in Section 17.58.190 of the
Zoning Ordinance.

http://acode.us/codes/placercounty/view.php?topic=17-3-17 58-17 58 190&frames=on

7.8.15 APPEALS

Decisions of the Planning Director, Agency Director, the Zoning Administrator, the
Environmental Review Committee, the Parcel Review Committee, the Design/Site Review
Committee, the Development Review Committee and the Planning Commission may be
Appealed by an applicant or by any aggrieved person as provided in Section 17.60.110 of the
Zoning Ordinance (refer to the DA for special appeals to the County Executive and the Board
of Supervisors).

http://acode.us/codes/placercounty/view.php?topic=17-3-17 60-17 60 110&frames=on
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FEES, PAYMENTS AND ACCOUNTING

8.1 APPLICATION, PROCESSING AND OTHER FEES & CHARGES

Developer shall pay those application, processing, inspection and plan checking fees and charges as
may be required by County under then current regulations for processing applications and request
for Subsequent Entitlements, permits, approvals and other actions, and monitoring compliance with
any permits issued or approvals granted or the performance of any conditions with respect thereto
or any performance required of Developer (refer to DA Section 2.5.1 and Table 8.1 of this Manual).

8.2 DEVELOPMENT MITIGATION FEES ADOPTED BY ORDINANCE

Consistent with the terms of the Development Agreement(s), County shall have the right to impose
and Developer agrees to pay such development fees, impact fees and other such fees levied or
collected by County to offset or mitigate the impacts of development of the Property and which will
be used to pay for public facilities attributable to development of the Property and the Specific Plan
as have been adopted by County, or as have been adopted by a joint powers authority of which the
County is a member, in effect on the Effective Date of the Development Agreement(s) (refer to DA
Section 2.5.2).

8.2.1  SEWER SERVICE SYSTEM ANNEXATION AND CONNECTION FEES

The owners of property proposed to be annexed to a County sewer district shall pay an
annexation fee prior to or at the time the property is annexed. The fee shall be as set forth in
Section 13.12.350 of the Placer County Code. Connection fee costs shall be adjusted to
reflect the increase in construction costs in the interim, on the basis of the change in the
Engineering News Record Construction Cost Index.

http://gcode.us/codes/placercounty/view.php?topic=13-13 12&frames=on

8.2.2 COUNTY ROAD NETWORK CAPITAL IMPROVEMENT PROGRAM TRAFFIC FEE: DRY CREEK ZONE

As a condition of development in Placer County, the payment of specified fees for
coordinated transportation improvements within the Placer County Road Network Traffic
Limitation Zone (TL Zone) is required. The TL Zone is identical to that of the unincorporated
area of Placer County. The fee shall be calculated using the information and formulas shown
in the Public Works Countywide Traffic Fee Program Schedule.
http://acode.us/codes/placercounty/view.php?topic=15-15 28&frames=on

8.2.3 COUNTY PuBLIC FACILITIES FEE

In order to mitigate impacts caused by new development in the County, public facility fees
are necessary. The fees are needed to finance public facilities and to assure that new
development pays its fair share for these improvements. The public facilities fees are to be
collected prior to the issuance of building permits or at the earliest time permitted by law as
determined by the County Executive Officer or his/her Designee. The amount of the fee shall
be the current fee determined as of the date of filing the completed application for the
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building permit, or other entitlement or development permit, in the case where a building
permit is not required, except the fee shall not apply to any vested tentative map or vested

parcel map after the application for such map is deemed complete.

http://acode.us/codes/placercounty/view.php?topic=15-15 30&frames=on

TABLE 8.1

FEES AND PAYMENTS

Item Amount Basis When Due
Application, Processing & Other Fees & Charges (DA 2.5.1) TBD
Development Mitigation Fees Adopted by Ordinance (DA 2.5.2)
Sewer Service System Annexation & Connection Fees (PCC Article 13.12) TBD Building Permit Issuance
County Road Network CIP Traffic Fee: Dry Creek Zone (PCC Article 15.28) $3,010 DUE Building Permit Issuance
County Public Facilities Fee (PCC Article 15.30) S150 DUE Building Permit Issuance
Dry Creek Watershed Drainage Improvement Zone Fee (PCC Article 15.32) $212 DUE Building Permit Issuance
Parks & Recreation Facilities Fee (PCC Article 15.34) Included in PVSP Fees DUE Building Permit Issuance
County of Placer-City of Roseville Joint Traffic Fee S727 DUE Building Permit Issuance
South Placer Regional Transportation & Air Quality Mitigation Fee $1,591 DUE Building Permit Issuance
New Development Mitigation Fees (DA 2.5.3) TBD Building Permit Issuance
Project Development Fees (DA 2.5.4)
Enhancement of Agricultural Water Supply Fee (DA 2.5.4.1) $1,000 DU Building Permit Issuance
Additional Walerga Road Bridge Construction Fee (DA 2.5.4.2) $100 DU Building Permit Issuance
Regional Traffic Fee (County Tier Il Fee) (DA 2.5.4.3)
Residential Dwelling 55,050 DUE Building Permit Issuance
Retail Project Bldg. Permit 54,000 DUE Building Permit Issuance
Non-Retail, Non Residential Project Bldg. Permit $2,000 DUE Building Permit Issuance
Highway 99/70--Riego Road Interchange Fee (DA 2.5.4.4) $300 DUE Building Permit Issuance
Subsequent Traffic Fee (DA 2.5.4.5) S165 DU Building Permit Issuance
Roseville Traffic Impact Mitigation Fee (DA 2.5.4.6) $313 DUE Building Permit Issuance
Project Implementation Fees (DA 2.5.5)
Placer Vineyards Specific Plan Fee (PVSP Fee) (DA 2.5.5.1) 516,062 DUE Building Permit Issuance
Southwest Placer fee (SW Placer Fee) (DA 2.5.5.2) $1,759 DUE Building Permit Issuance
Public Land Dedication Equalization Payment (DA 2.5.5.5) TBD Building Permit Issuance
PVSP Shortfall Payment Upon Reduction in Density (DA 2.5.5.6) TBD Building Permit Issuance
Urban Services Shortfall Fee (DA 2.5.5.7) 57,200 DU Building Permit Issuance
Financing Construction of County Facilities (DA 3.10.3)
Interim Library Facilities Payment (DA 3.10.4) $600,000 Flat Fee 1st Buidling Permit Application
Regional Fire Facility Payment (DA 3.10.5) $7,175,500 Flat Fee 5,001st Building Permit Application
Transit Center Payment (DA 3.10.6) $200,000 Flat Fee 5,001st Building Permit Application

8.2.4 DRY CREEK WATERSHED DRAINAGE IMPROVEMENT ZONE FEE

New development and the expansion of existing development within the watershed area of
Dry Creek require the payment of specified fees and annual assessments for the installation
and maintenance of roadway drainage and stormwater drainage improvements. One-time
fees shall be imposed according to the schedule set forth in Exhibit C-1 of Section 15.32.100
of the Placer County Code, and shall be subject to adjustment annually as provided in

Subsections 15.32.100 (A)(B)(C).
http://acode.us/codes/placercounty/view.php?topic=15-15 32&frames=on
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8.2.5 PARKS AND RECREATION FACILITIES FEE

New development in unincorporated Placer County requires the payment of fees to finance
parks and recreational facilities and to assure that new development projects pay their fair
share for these parks and recreational facilities. The parks and recreational facility fees are to
be collected prior to the issuance of building permits or at the earliest time permitted by law
as determined by the County Executive Officer or his/her designee. One-time fees shall be
imposed according to the fee schedule established from time-to-time by resolution of the
Board of Supervisors after notice of public hearing.
http://gcode.us/codes/placercounty/view.php?topic=15-15 34&frames=on

8.2.6 COUNTY OF PLACER/CITY OF ROSEVILLE JOINT TRAFFIC FEE

The County of Placer/City of Roseville Joint Traffic Fee includes improvements to Base Line
Road and Walerga Bridge (refer to County Joint Traffic Fee Ordinance No. 5321-B).

8.2.7 SOUTH PLACER REGIONAL TRANSPORTATION AND AIR QUALITY MITIGATION FEE (SPRTA)

The SPRTA Fee Program funds major interchanges, rails and transit improvements and
regional roads.
http://pctpa.net/sprta/?page id=29

8.3 NEw DEVELOPMENT MITIGATION FEES

In the event after the Effective Date of the Development Agreements the County, or a joint power
authority or other agency of which the County currently is or during the term of the Development
Agreement(s) becomes a member, adopts a new development mitigation fee, other than those
contemplated by the PFFP, in accordance with the Mitigation Fee Act (Government Code Section
66000 et seq.) or other applicable law and the new Development Mitigation Fee is applicable on a
county-wide or an area-wide basis and said area includes all or any portion of the Property,
Developer agrees to pay any such applicable New Development Mitigation Fee (refer to DA Section
2.5.3).

8.4 PROJECT DEVELOPMENT FEES

Developer acknowledges that the requirement to comply with the Mitigation Fee Act shall only
apply with respect to any New Development Mitigation Fees that may be adopted by the county or
such joint power authority or other agency. As partial consideration for the Development
Agreement(s) and to offset certain anticipated impacts of project approval, the costs of which may
not otherwise be calculable at this time, Developer agrees to pay, and specifically waives any
objection to County’s lack of compliance with the Mitigation Fee Act or other applicable law in the
calculation of, each of the following Project Development Fees.

8.4.1 ENHANCEMENT OF AGRICULTURAL WATER SUPPLY FEE

The Developer shall pay a fee of $1,000 per residential dwelling unit to provide funding for
additional recycled water storage and conveyance facilities to assist with the provisions of
affordable agricultural water supply in accordance and in full satisfaction of Standard 8 of
Exhibit 1 to Resolution 94-238 (refer to DA Section 2.5.4.1).
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8.4.2 ADDITIONAL WALERGA ROAD BRIDGE CONSTRUCTION FEE

Developer shall pay a fee of $100 per residential dwelling unit to provide additional funding
for the construction of the Walerga Road Bridge. In the even the Walerga Road Bridge is
constructed prior to the build-out of the Specific Plan, the fee shall remain in effect and shall
be applied to other bridge or road improvements in southern Placer County (refer to DA
Section 2.5.4.2).

8.4.3 REGIONAL TRAFFIC FEE

Developer shall pay a regional traffic fee (County Tier Il Fee) of $5,050 per dwelling unit
equivalent for each building permit issued for a residential dwelling or residential project;
$4,000 per dwelling unit equivalent for each building permit issued for a retail project and
$2,000 per dwelling unit equivalent for each building permit issued for any other type of non-
retail, non-residential project (refer to DA Section 2.5.4.3).

8.4.4 HIGHWAYS 99/70-RIEGO ROAD INTERCHANGE FEE

The Developer shall pay a fee of $300 per dwelling unit equivalent to provide funding for the
construction of an interchange at the intersection of State Highways 99/70 and Riego Road in
Sutter County (refer to DA Section 2.5.4.4).

8.4.5 SUBSEQUENT TRAFFIC FEE

The Developer shall pay County a Subsequent Traffic Fee in the amount of $165 per
residential dwelling unit to be applied to improvements to roadways within or adjacent to the
Specific Plan area which are not part of any current or proposed roadway improvement but
which may become necessary as a result of additional analysis undertaken in conjunction
with an application for Subsequent Entitlement within the Plan Area or in conjunction with a
traffic impact analysis conducted by County which includes this area of southwestern Placer
County (refer to DA Section 2.5.4.5).

8.4.6 ROSEVILLE TRAFFIC IMPACT MITIGATION FEE

The Developer agrees to pay to the County a fee of $313 per dwelling unit equivalent to
provide funding to the City of Roseville as such for full mitigation of all impacts on the City of
Roseville circulation system associated with the development of the Specific Plan (refer to DA
Section 2.5.4.6).

8.5 PROJECT IMPLEMENTATION FEES

At the request of the Developer and to equalize the costs of implementation of the Specific Plan
related to providing the county facilities and parks, open space and trail improvements required
hereunder, the costs of which have been estimated in the Public Facilities Finance Plan but are not
otherwise calculable at this time, and to establish a source of stable funding to assure that variation
in the long-term costs of providing public services are adequately provided for, Developer agrees to
pay, and specifically waives any object to county’s lack of compliance with the Mitigation Fee Act or
other applicable law in the calculation of, each of the following fees:
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8.5.1 PLACER VINEYARD SPECIFIC PLAN FEE

The County shall establish and the Developer shall pay the Placer Vineyards Specific Plan Fee
(PVSP Fee) as generally outlined in the Public Facilities Finance Plan.

http://www.placer.ca.gov/departments/communitydevelopment/planning/pvineyards/financeplan

8.5.2 SOUTHWEST PLACER FEE

The County shall establish and the Developer shall pay the Southwest Placer Fee (SW Placer
Fee) as generally outlined in the Public Facilities Finance Plan.

http://www.placer.ca.gov/departments/communitydevelopment/planning/pvineyards/financeplan

8.5.3 PuBLIC LAND DEDICATION EQUALIZATION PAYMENT

In order to generally equalize the land dedication obligations between Participating
Developers, subject to County review and oversight as deemed necessary by the County, the
Development Group shall administer a program of land equalization fees (Land Equalization
Fees), payable by each Participating Developer who owns an Under-Dedicating Property and
land equalization fee reimbursements (Land Equalization Fee Reimbursements), payable to
each Over-Dedicating Developer.

The land dedications to be addressed by the Land Equalization Fee consist of the public
land dedication for park sites, County Facilities, on-site infrastructure components and
drainage ways (Public Land Dedications) pursuant to the approved Specific Plan. The Fair
Share Land Dedication Table (DA Exhibit 2.5.5.5-B) lists the Over-Dedicating Developers
whose shares of Public Land Dedications for their participating properties are in excess of
their fair share allocations of the aggregate Public Land Dedications (Excess Land Dedication)
and the Under-Dedicating Properties whose shares of Public Land Dedications are less than
their fair share allocations (Land Dedication Shortfall).

Prior to County approval for recordation of each final small-lot map for single-family
residential development or approval of improvement plans for each multi-family or
commercial development within the Property, Developer must deliver to the County written
confirmation from the Development Group that either (i) Developer has paid to the
Development Group any required Land Equalization Fee or (ii) Developer is not required to
pay any Land Equalization Fee in connection with such requested approval.

Instead of assigning a fixed unchanging value to the Public Land Dedications, the value for
an acre of Public Land Dedications shall be based on the appraised value, updated annually,
of developable low density residential (LDR) property within the Specific Plan (Equivalent LDR
Value) similar to the valuation assumptions used to value school sites for acquisition and for
establishment of a Quimby Act park dedication in-lieu fee. For each Under-Dedicating
Property, the amount, in dollars, of its Total Fee Obligation shall be determined by
multiplying its Land Dedication Shortfall times the Equivalent LDR Value. For each Over
Dedicating Developer its Fee Reimbursement Amount shall be determined by multiplying its
Excess Land Dedication times the Equivalent LDR Value (refer to DA Section 2.5.5.5 E). For
each Under-Dedicating Property, the Land Equalization Fee shall be determined, on a per
EDU basis, by dividing the Under-Dedicating Property’s Total Fee Obligation by the total
number of EDUs within the Under-Dedicated Property, based on Table 8.2.
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TABLE 8.2
EQUIVALENT EDUSs

Single Family (LDR) 1 EDU per planned unit
Single Family (MDR) 1 EDU per planned unit
Multi-Family (HDR/CMU) 0.66 EDU per planned unit
Office 4 EDU per acre
Commercial 5.6 EDU per acre

County Facilities, Schools 0 EDU
Public Facilities

Until all Land Equalization Fees have been paid, the appraised Equivalent LDR Value shall
be annually updated and/or reevaluated as provided for in DA Section 2.5.5.5 F. Appraisal
Dispute Resolution, Timing of Payment of Fee, Administration Costs Included in Fee,
Coordination with Shortfall Payment Obligations, Timing of Payment of Fee Reimbursements,
Fee Reimbursements Personal to Developers and Assignable as Credits, Term and Survival of
Land Equalization Fee Program, and Support for Final Payment of Fee Reimbursements After
25 Years are more fully described in DA Sections 2.5.5.5G, H, |, J, K, L, M & N.

For Non-Participating Owners (refer to DA Exhibit 2.5.5.5-C), the County shall require
payment, to the fullest extent permitted by laws, to the Development Group (or to the
County for payment to the Development Group) from each Non-Participating Owner of a
similar Land Equalization Fee and/or land equalization payment, payable at the time of
development described above for payments of the Land Equalization Fee by Participating
Developers (refer to DA Section 2.5.5.5 O).

8.5.4 PVSP SHORTFALL PAYMENT UPON REDUCTION IN DENSITY

Developer intends to develop all of the residential units and/or commercial and office square
footage allocated to the Property, as shown on DA Exhibit 2.2, and IPPM Table 2.1 and
acknowledges that the PVSP Fee is based on all allocated units and square footages being
developed within all of the Participating Developer’s properties. If Developers development
of the Property fails to use (or maintain for future development) all of the units and square
footage allocated to the Property, and if any underutilized units are not otherwise transferred
to other properties with the Plan Area, then Developer shall pay to the County the amount
equal to the number of underutilized units or amount of underutilized square footage times
the amount of the applicable PVSP Fee related thereto (PVSP Shortfall Payment) in
accordance with the terms of DA Section 2.5.5.6 (refer to Sample Form A.2 in Appendix A of
this Manual).

8.5.5 URBAN SERVICES SHORTFALL FEE

In addition to the obligation to include the Property in a Services CFD, in accordance with DA
Section 3.20, and in a CSA in accordance with DA Section 3.21, in order to provide additional
funding to ensure adequate financial resources are available to County to provide public
services to the residents of the Plan Area, Developer shall pay a fee of $7,200 per dwelling
unit, or such amount, whether more or less, as the County may determine to be necessary at

Implementation Policies & Procedures Manual
June 2013

29



the time that the Services CFD and/or CSA are formed and the applicable special taxes and
assessments are levies (refer to DA Section 2.5.5.7).

8.6 FINANCING CONSTRUCTION OF COUNTY FACILITIES

Developer, together with other Participating Developers within the Specific Plan, shall be solely
responsible to fund the design and construction of the County Facilities and, except as otherwise
expressly provided in the DA for increased costs due to requests by County for inclusion of upgrades
that are not within an approved or updated County Facilities Master Plan, County shall have no
obligation to fund such costs (refer to DA Section 3.10.3).

8.7

8.6.1 INTERIM LIBRARY FACILITIES PAYMENT

In addition to constructing the library portion of the County Facilities as required in DA
Section 3.10, if Developer is the applicant for the first building permit for a residential unit
(excluding permits for model homes) within the entirety of the Plan Area, excluding the
Special Planning Area, Developer shall pay or cause the Development Group to pay an
amount equal to the sum of $600,000, plus any increase attributable to the adjustment of
said sum from the effective date to the date of issuance of said first building permit as
calculated by utilizing an annual percentage of change in the California Engineering News
Record 20-Cities Construction Cost Index (refer to DA Section 3.10.4).

8.6.2 REGIONAL FIRE FACILITY PAYMENT

A Regional Fire Facility Payment of $7,175,500 must be paid by the Developer to the County
at the time of the 5,001 residential building permit (excluding permits for model homes
(refer to DA Section 3.10.5).

8.6.3  TRANSIT CENTER PAYMENT

If Developer is the applicant for the 5,001 residential building permit (excluding permits for
model homes) within the entirety of the Plan Area, excluding the Special Planning Area,
Developer shall pay or cause the Development group to pay an amount equal to the sum of
$200,000, plus any increase attributable to the adjustment of said sum from the Effective
Date to the date of issuance of said 5,001*" residential building permit as calculated by
utilizing an annual percentage of change in the California Engineering new Record 20-Cities
construction cost Index (refer to DA Section 3.10.6).

PAYMENTS FOR COUNTY SERVICES

8.7.1 TIME OF PAYMENT

Payment of Development Mitigation Fees, New Development Mitigation Fees, Project
Development Fees and Project Implementation fees will be based on the information
submitted with a building permit application. Fees shall be paid at the time of issuance of a
building permit and shall be paid in the amount in effect at the time of issuance of the
building permit (refer to DA Section 2.5.7).
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8.8 FINANCIAL RESPONSIBILITY

The Development Group shall provide such financial information regarding the costs of construction
of the Developer infrastructure and the assets for the Development Group as the County may
require to assist with its review (refer to DA Section 2.5.5.1).

8.9 ADMINISTRATION OF FEES

Fees paid shall be held in separate public facility accounts to be expended for the purpose for which
they were collected by the county. The county shall retain any interest accrued and allocate it to
the account for which the original fee was imposed. The county shall deposit, invest, account for
and expend the fees in accordance with California Code Section 66006.
http://acode.us/codes/placercounty/view.php?topic=15-15 30-15 30 080&frames=on

8.10 ADMINISTRATION AND PROCESSING OF PUBLIC LAND DEDICATION

8.10.1 INITIAL DEDICATIONS

The Development Group will complete the recordation with the County of irrevocable offers
of dedication (IDOs) for all portions of the Property that will be utilized for (refer to DA
Section 3.3.1):

e Core Backbone Infrastructure

e Remaining Backbone Infrastructure

e Drainage Areas

e Community Parks

e Neighborhoods Parks

e Open Space Areas

e County Facilities described in DA Section 3.10

8.10.2 ADDITIONAL DEDICATIONS FOR SECONDARY ROAD IMPROVEMENTS

Developer shall offer to dedicate any portion of the Property planned for Secondary Road
Improvements described in DA Section 3.7.1 within sixty (60) day after writer request
therefor from the County, which request shall include a legal description of the need portion
of the Property (refer to DA Section 3.3.3).

8.10.3 DEFERRALS, ADJUSTMENTS & RELEASES

Dedications may be deferred due to legal challenges. County and developer may make
minor adjustments to the boundaries of dedicated areas based on final engineering. The
County may release areas of previously dedicated property with no compensation due from
Developer (refer to DA Sections 3.3.2, 3.3.4, 3.3.8).
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8.11 ADMINISTRATION OF PVSP SHORTFALL PAYMENT UPON REDUCTION IN DENSITY

The requirement for any Shortfall Payment shall be monitored by and coordinated with the
Development Group. As Developer processes tentative large and small lot maps for single family
residential development and design approvals for multi-family and commercial or office
development. Developer shall certify to the Development Group on Form A.2, a sample of which is
included in Appendix A of this Manual, either that (i) the number of units and/or square footage
planned for development and that can be developed within the remainder of the Property equals
the number of units and/or square footage allocated to the Property, less any units then
transferred to other properties within the Plan Area, or (ii) the amount of any then required
Shortfall Payment associated with its pending development of the Property, based on the number
of then underutilized units and/or square footage then being developed and remaining to be
developed with the Property. Developer shall provide to the County a written certification from the
Development Group which specifies either that no Shortfall Payment is due or the amount of any
Shortfall Payment required with respect to such pending development. If the Shortfall Fee
Certificate specifies that a Shortfall Payment is due for such development, then Developer shall pay
to the County the amount of the Shortfall Payment upon approval for recordation of such final
small lot map or issuance of the multi-family building permit or approval of commercial or office
improvement plans. Any such Shortfall Payment shall be treated by the County in the same
manner as payment of the PVSP Fee to the County (refer to DA Section 2.5.5.6).
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COMMUNITY FACILITIES DISTRICTS

At the request and with the support of the Developer and/or the Participating Developers, County
shall form one or more Community Facilities District for the purpose of financing the acquisition of
a portion or portions of the public infrastructure and facilities within the Specific Plan. The
infrastructure and facilities that may be constructed and/or acquired with Infrastructure CFD funds
include, without limitation, roads, water, sewer, drainage, public utilities, County Facilities, parks,
open space and other such public facilities of the County located with the Plan Area and/or required
to serve development of the Plan Area. Formation of an Infrastructure CFD shall be pursuant to and
consistent with the requirements of the Development Agreement, applicable County policies and
the Mello-Roos Community Facilities Act of 1982 (Government Code Section 53311 et seq.).

Prior to the commencement of proceedings before the Board of Supervisors for the formation of
a special assessment district formed under the Improvement Act of 1911, the Municipal
Improvement Act of 1913, the Improvement Bond Act of 1915, The Mello-Roos Community
Facilities Act of 1982, or similar assessment laws, the proponents shall notify the bond screening
committee™ of their intention to form a Special Assessment District or Community Facilities
District. The proponents shall file with the committee such documents or information as the
committee may require facilitating the review of the project by the committee. After the
committee has completed its review of the project and related documents, the Chairperson of the
committee shall set forth the date, time and place for a formal hearing by the committee on the
proposed special assessment district community facilities district. Any such hearing may be called
to consider a recommendation regarding the formation of a district or a recommendation regarding
sale of bonds or both. Upon conclusion of the formal hearing, the committee may take the matter
under consideration and shall with thirty (30) day from the conclusion of the haring notify the board
of supervisor of its findings and recommendations (refer to DA Sections 3.18, 3.19 & 3.20).
[1] The County Bond Screening Committee shall advise and make recommendations to the board of supervisors on matters of

assessment district and community facility district proceedings, which may come before the board of supervisors. The bond
screening committee shall have the following powers and duties as herein set forth:

A. Formulate and recommend to the board of supervisors for approval general policies relating to the function of the
committee and the standards to be adopted for the evaluation of proposals for the formation of a special assessment
district or a community facilities district;

B. Advise and make recommendations to the board of supervisors on each proposal for the formation of a special assessment
district or community facilities district.
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JEOB DEFINITIONS & ABBREVIATIONS

Board................ccoveeeeennn. The Placer County Board of Supervisors.

Building Permit................ A permit issued pursuant to Chapter 15 of the Placer County Code.
County..........ccouveeeeeeeeennns The County of Placer, California.

CSA ..o County Service Area.

Development .................. The Amended and Restated Development Agreements adopted by the
Agreements (DA) Board of Supervisors on February 14, 2012 and the First Amendment to

the Amended and Restated Development Agreements adopted by the
Board of Supervisors on September 11, 2012.

Developer......................... The entities and/or persons executing the Development Agreement as
Developer on the signature page attached hereto (Developer) pursuant
to the authority of Sections 65864 through 65869.5 of the Government
Code of California.

Development Group ........ The PVSP development group consists of the Developer and the other
Participating Developers as defined in Recital M of the Amended and
Restated Development Agreements.

Development Phase......... Development within a designated portion of land owned by Participating
Developers within the Plan Area.

Development Review....... The Development Review Committee of the County of Placer
Committee consisting of one member each from the Planning Services Division,
Engineering and Surveying Division and Environmental Health

Dwelling Unit................... Shall have the meaning set forth in PCC Section 17.04.030.

Dwelling Unit Equivalent See PCC section 13.12.240 for type of establishment and equivalent
dwelling unit calculations.

Fee....eeeeeeieeecccieeenaannn, A monetary exaction, other than a tax or special assessment, which is
charged to the applicant in connection with approval of a development
project for the purpose of defraying all or a portion of the cost of public
facilities related to the development project.

Final Map......................... A map prepared in accordance with the provisions of Chapter 16 of the
Placer County Code and the Subdivision Map Act of the State of California
and which is designed to be recorded in the County Recorder’s Office.

IPPM..........ccccvvvveeerenaanns The Placer Vineyards Implementation Policies & Procedures Manual.
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Improvement Plan...........

Land Development ..........
Manual

Major Subdivision............

Minor Subdivision............

Parcel Map.......................

Phasing Plan ....................

Planning Commission ......

Planning Director.............

Placer County Code..........

SpecificPlan.....................

Tentative Map .................

June 2013

An engineering plan submitted by a civil engineer registered by the State
of California, showing the location and construction details of all
improvements required for a subdivision or other development of land.

The official land development manual of the County of Placer,
including those portions of the Placer County Code contained therein.

A subdivision creating five or more parcels, five or more condominiums as
defined in Section 783 of the Civil Code, or a community apartment
project containing five or more parcels except for those subdivisions
which meet the criteria for a minor subdivision. All major subdivisions
require a tentative map and a final map as specified in Chapter 16 of the
Placer County Code.

A subdivision creating less than five parcels or a subdivision creating five
or more parcels and meeting the criteria defined in Chapter 16 of the
Placer County Code.

A map showing a division of land defined as a minor subdivision, and
prepared in accordance with the provisions of Chapter 16 of the Placer
County Code and the Government Code Section 66444.

A plan that describes the portions of the Core Backbone Infrastructure,
Remaining Backbone Infrastructure, County Facilities and Community
Park Improvements, together with any other interim or permanent public
improvements or facilities, proposed to be installed to serve a
Development Phase.

The Placer County Planning Commission.

The Director of the Placer County Community Development Resource
Agency or the designee of said Director.

The Placer County Code as compiled edited and published by Book
Publishing Company, Seattle, Washington, with the exception of Article
13.28 of Chapter 13. (Ord. 5060-B Section 1,2000).

The Placer Vineyards Specific Plan.

All of the property included within the boundaries of the Placer Vineyards
Specific Plan.

The Placer Vineyards Specific Plan.

A map made for the purpose of showing the design of a proposed
subdivision as required by Chapter 16 of the Placer County Code and the
Subdivision Map Act of the State of California.

Implementation Policies & Procedures Manual



1 1 REFERENCES

EDAW/AECOM, July 2007. Placer Vineyards Specific Plan including Appendices A, B, C & D
Economic & Planning Systemes, Inc., July 2007. Public Facilities Financing Plan
Economic & Planning Systems, Inc., July 2007. Placer Vineyards Urban Services Plan

County of Placer, 2012. Amended and Restated Development Agreement(s) by and Between the County
of Placer and the Participating Developers

County of Placer, 2012. First Amendment to Amend and Restated Development Agreement(s) by and
Between the County of Placer and the Participating Developers

County of Placer, 2012. Placer County Code
County of Placer, 2012. Placer County General Plan

Quad Knopf, July 2006. Placer Vineyards 1° partially Recirculated Revised Draft Environmental Impact
Report.

Quad Knopf, March 2007. Placer Vineyards 2" partially Recirculated Revised Draft Environmental
Impact Report.

Quad Knopf, October 2006. Placer Vineyards Final Environmental Impact Report.

Quad Knopf, July 2006. Placer Vineyards, Supplement to the Final Environmental Impact Report.
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A SAMPLE APPLICATIONS & FORMS

SAMPLE FORMS

e Form A.1 - Placer Vineyards Development Group Good Standing Certificate
e Form A.2 - Placer Vineyards Shortfall Payment Upon Reduction in Density Certificate
e Form A.3 - Summary of Placer Vineyards Density Transfer of Housing Units

SAMPLE APPLICATIONS

e PVSP Initial Project Application

e PVSP Subsequent Conformity Review Questionnaire
e PVSP Amendment Application

e PVSP Administrative Modification Application

e PVSP Density Transfer of Housing Units Application

Implementation Policies & Procedures Manual
June 2013
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FORM A.1

Placer
Vineyards

Development
Group

This is to Certify that:

Baseline & Watt, LLC
Property ID #3

Is a Member in

GOOD STANDING
of the Placer Vineyards Development Group, LLC

Date Management Committee Member

Date Management Committee Member

Implementation Policies & Procedures Manua
June 2013
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FORM A.2

PLACER VINEYARDS SHORTFALL PAYMENT CERTIFCATE

This is to certify that:

Developer of property ID No. described in Development Agreement Exhibit "B"
Is developing the required number of residential units or commercial square footage as
described in IPPM Table 2.1.

Or

Is developing less that the required number of residential units and/or square footage as
described in IPPM Table 2.1 and, therefore is paying a PVSP Shortfall payment as described in
Development Agreement Section 2.5.5.6. The payment is calculated according to the following
formula:

Residential Calculation
Residential unit count described in Table 2.1
Actual number of residential units developed

Shortfall
PVSP Fee per Residential Unit S
Shortfall x PVSP Fee = Shortfall Payment S

Commercial Calculation
Commercial square footage described in Table 2.1
Actual commercial square footage developed

Shortfall

PVSP Fee per Commercial Square Foot S
Shortfall x PVSP Fee = Shortfall Payment S
Total PVSP Shortfall Fee S

Placer Vineyards Development Group, LLC

By Date

By Date

Implementation Policies & Procedures Manual
June 2013
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SAMPLE APPLICATIONS
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PLACER COUNTY PLANNING SERVICES DIVISION

AUBURN OFFICE TAHOE OFFICE

3091 County Center Dr, Auburn, CA 95603 775 North Lake Blvd., Tahoe City, CA 96146
530-745-3000/FAX 530-745-3080 PO Box 1909, Tahoe City, CA 96145
Website : www.placer.ca.gov 530-581-6280/FAX 530-581-6282

E-mail : planning@placer.ca.qgov

INITIAL PROJECT APPLICATION

(For Office Use Only)

G.P. Designation Posters File #’s
Affordable Housing

General Plan/Community Plan Taxes Accepted by
Tax Rate Area Date filed

Zoning

Major Project: Yes__ No___  Geographic Team: Hearing Body

Pre-Development Meeting Date Acceptable for Filing

Planner Signature

-- TO BE COMPLETED BY THE APPLICANT --
1. Project Name

2. Property Owner
Mailing Address

Telephone Fax E-Mail
3. Applicant

Mailing Address

Telephone Fax E-Mail

4. Size of Property (acreage or square footage)

Assessor's Parcel Number(s)

6. Project Location

(Be specific: cross streets, distance and direction from nearest intersection, etc.)
7. What actions, approvals, or permits by Placer County does the proposed project require?

__Additional Building Site __ Environmental Questionnaire __ Minor Use Permit

__ Administrative Approval __ Extension of Time __ Project undertaken by County
____Administrative Review Permit ____ General Plan Amendment ____Rezoning

____ Certificate of Compliance ____Major Subdivision (5+ parcels) ___ Specific Plan Admin. Modif.
__ Conditional Use Permit ___Minor Boundary Adjustment __ Specific Plan Amendment
__ Design Review __ Minor Subdivision (4 and under parcels) __ Specific Plan Density Transfer

Other — Explain

Does the proposed project need approval by other governmental agencies? Yes No. If so, which agencies?

T:\PLN\Application and Brochure Masters\PIngAppsWords\IPA for Specific Plan Modif.docx Rev 060512



8.  Which agencies, utility companies provide the following services? This information must be ACCURATE!

Electricity Fire Protection Sewer
Telephone Natural Gas Water
High School Elementary School Other

9. Describe the project in detail so that a person unfamiliar with the project would understand the purpose, size, phasing,
duration and construction activities associated with the project. In response to this question, please attach additional pages,
if necessary.

10. | hereby authorize the above-listed applicant to make application for project approvals by Placer County, to act as my
agent regarding the above-described project, and to receive all notices, correspondence, etc. from Placer County regarding

this project, or

11. As owner | will be acting as applicant. In addition, as owner, | will defend, indemnify, and hold Placer County harmless
from any defense costs, including attorneys’ fees or other loss connected with any legal challenge, brought as a result of an
approval concerning this entitlement. | also agree to execute a formal agreement to this effect on a form provided by the
County and available for my inspection.

12. The signature below authorizes any member of the Placer County Development Review Committee (DRC), and other
County personnel as necessary, to enter the property/structure(s) that is (are) the subject of this application.

Signature(s) of Owner(s): Please Print

If application is for a Boundary Line Adjustment, signature of both the transferring and acquiring property owners are
required. Boundary Line Adjustments shall not be used to create new parcels.

Signature of Transferring Property Owner Please Print

Signature of Acquiring Property Owner Please Print

The Planning Department is prohibited from accepting applications on tax delinquent properties pursuant to Board of Supervisors
direction.

Prior to the commencement of any grading and/or construction activities on the property in question, that are based upon the
entitlements conferred by Placer County permit approval(s), the applicant should consult with the California Department of Fish &
Game (DFG) to determine whether or not a Streambed Alteration Agreement [81603, CA Fish & Game Code] is required. The
applicant should also consult with the U.S. Army Corps of Engineers to determine whether or not a permit is required for these
activities pursuant to Section 404 of the Clean Water Act. Fees may be required to be paid to the Department of Fish and Game for
their participation in the environmental review process as required by State law. The applicant’s signature on this application
form signifies an acknowledgement that this statement has been read and understood.
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COUNTY OF PLACER
ENVIRONMENTAL

Community Development Resource Agency COORDINATION
_ ‘ SERVICES

Michael J. Johnson, AICP !

Agency Director E.J. Ivaldi

Environmental Coordinator

Date Received Filing Fee Check No. Receipt No.

PLACER VINEYARDS SPECIFIC PLAN
SUBSEQUENT CONFORMITY REVIEW

Answer all questions that are applicable.

Please note: If you are applying for a Conditional Use Permit, Subdivision over 4 lots, General Plan amendment, Specific Plan
and/or Rezoning, you must schedule a pre-development meeting before this Environmental Questionnaire can be accepted.
Please contact the Planning Department at 530-745-3000 for scheduling.

|I. GENERAL

In conjunction with submitting any required County application for approval of a subsequent development entitlement within
the Plan Area, the applicant for each proposed project shall complete a Subsequent Conformity Review questionnaire. The
purpose of the questionnaire is to enable the County to determine whether the proposed project is consistent with the Specific
Plan, and to examine whether there are project specific effects that are particular to the project or its site that were not
considered in the Specific Plan EIR and/or whether an event as described in Section 15162 of the State CEQA Guidelines has
occurred. In order to make this determination the County may require additional information including but not limited to listed
on page 9 of this questionnaire.

1. Project name (same as on IPA)

Project site area, acres, or square feet

General Plan/Community Plan

Land use description

Zoning
2. Project description in detail, including the number of units or gross floor area proposed, site area in acres/square feet (PLN)
3. Describe existing uses and facilities onsite (buildings, wells, septic systems, parking, etc)
4. Is adjacent property in common ownership? [Jyes [Jno
If yes, indicate acreage and Assessor’s Parcel Number(s)
5. Indicate all historic uses of the property to its first known use and show areas of such use on site plan (i.e. animal enclosures,

livestock dipping areas, carcass burial locations, chemical mixing structures, clandestine drug labs or dumpsites, fuel tanks,
crop areas, mining shafts, buildings, processing areas, storage, hazardous waste, spoils piles, etc.):

a. Residential uses? [Jyes []no

If yes, describe uses:

C:\Users\Charles\Documents\Torrence Planning\Clients\Placer Vineyards\Final IPPM\County Applications\PVVSP
SubsequentConformityReview_June 2013.docx Page 1 of 10



b. Commercial agriculture uses? [Jyes [Jno
If yes, what types of uses have occurred?  [] animal husbandry  [] crops  [] other
Describe use, era/decade, associated pesticides, herbicides, or other hazardous materials storage or use:

c.Mininguses? [Jyes [Jno
If yes, describe types, features, and any related uses:

d. Physical hazards (i.e. mine audit, air shaft, etc)? []yes []no
If yes, describe hazards:

e. Commercialuses? [Jyes [no
If yes, describe types and any related uses:

Is any portion of the site under a Williamson Act contract? [Jyes []no
If yes, indicate contract name and number:

Il. GEOLOGY & SOILS

10.

Have you observed any building or soil settlement, landslides, slumps, faults, steep areas, rock falls, mud flows,
avalanches or other natural hazards on this property or in the nearby surrounding area? [Jyes []no
If yes, describe

How many cubic yards of material will be moved onsite?

How many cubic yards of material will be imported?
How many cubic yards of material will be exported?
Describe material sources or disposal sites, transport methods and haul routes:

What is the maximum proposed height and slope of any excavation/cut?
What is the maximum proposed height and slope of any fill?

Are retaining walls proposed? [Jyes [no
If yes, identify location, type, height, etc
Is there a potential for any blasting during construction? Cyes [no

If yes, explain
How much of the area is to be disturbed by grading activities?
Would the project result in the direct or indirect discharge of sediment into any lakes or streams? []yes []no

If yes, explain

Are there any known natural economic resources such as sand, gravel, building stone, road base rock, or mineral deposits
onthe property? [Jyes [no
If yes, describe

Are any frontage or offsite road and/or drainage improvements proposed or required? [Jyes []no
If yes, explain and show on site plan

What are the current California Department of Conservation Farmland categories for the property? (Contact California
Farmland Mapping & Monitoring Division, 916-324-0859, for information)

How many acres of each category?
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Ill. DRAINAGE, HYDROLOGY & WATER QUALITY

1. Is there a body of water (lake, pond, stream, canal, etc.) within or on the boundaries of the property? [Jyes [1no If
yes, name the body of water here and show location on site plan:

2. If answer to the above is yes, would water be diverted from or into_this water body? [Jyes []no
If yes, does applicant have an appropriative or riparian water right? [ Jyes []no

3. Where is the nearest off-site body of water such as a waterway, river, stream, pond, lake, canal, irrigation ditch, or year-
round drainage-way? Include name, if applicable

4. What percentage of the project site is presently covered by impervious surfaces?

What percentage of the project site will be covered by impervious surfaces after development?

5. Would any run-off of water from the project enter any offsite canal/stream or watershed drainage? [Jyes []no
If yes, describe

6. Is stormwater run-off currently being intercepted by an upstream and/or onsite canal? [ Jyes []no
If yes, describe

7. Will there be discharge to surface water of wastewaters other than storm water run-off? [ ]yes []no
If yes, a) what materials will be present in the discharge?

b) what contaminants will be contained in storm water run-off?

8. Would the project result in the physical alteration of a body of water? [Jyes []no
If yes, how?

9. Will drainage from this project cause or exacerbate any downstream flooding condition? [dyes [no
If yes, explain:

10.  Are any improvements (streets, building sites, earthwork, etc) proposed within the limits of the 100-year floodplain?
dyes [no
If yes, accurately identify the location of the future, fully developed, unmitigated 100-year floodplain on the site plan.
11.  Are any areas of the property subject to flooding or inundation? [Jyes []no
If yes, accurately identify the location on the site plan.
12.  Would the project alter any on or off site drainage channels or patterns? [ ]yes []no
If yes, explain

a. How will drainage be discharged to offsite project boundaries?

b. Are downstream improvements required to upgrade, replace, or mitigate existing facilities? [Jyes []no
If yes, explain

c. Will grading be required for drainage conveyance, either in right of way or on private property? [Jyes []no
If yes, describe

13.  What specific temporary and permanent Best Management Practice (BMP) measures will be provided?

IV. VEGETATION AND WILDLIFE

All projects disturbing wetlands, streams, vernal pools, or marshes are required to notify the U.S. Army Corps of Engineers and
federal permits may be required prior to land disturbance activities. In addition, consultation with the California Department of Fish
and Game, U.S. Fish and Wildlife Service, National Marine Fisheries Service, and/or the Central Valley Regional Water Quality
Control Board may be required depending on the types of vegetation and wildlife resources affected by project-related activities. See
attached state and federal natural resource permitting information guidance document for more information.
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1. Identify the vegetation communities occurring on the project site

% alpine % orchard/vineyard

% coniferous forest % perennial stream

% freshwater wetland/marsh % pond-stock pond

% grassland (dry pasture) % rice

% hardwood woodland % row crop

% intermittent stream % scrub/chaparral

% riparian (stream zone) woodland % vernal pool

% irrigated pasture % meadow (above 3000 ft)

Information specific to western county vegetation types is summarized in the Placer County Natural Resources Report 2004,available from the Placer County
Planning Department or www.dfg.ca.gov/whdab/html/wildlife_habitats mmtmp1028/wildlife_habitats.html

2. Estimate how many individual trees of 6-inches diameter or larger would be removed by the ultimate development of this
project as proposed:
If oak trees (Quercus sp.) are present, estimate how many individual oak trees 5 inches diameter or larger would be removed

by ultimate development of this project as proposed.

3. Estimate the percentage of all existing trees that would be removed by the project as proposed

4. Have any biological surveys been conducted on the property? Cyes [no
If yes, give date of the survey(s) and attach a copy of the survey(s)

5. List any known_endangered species of plants or animals (as defined in Section 15380 a-d of the California Environmental
Quality Act Guidelines) found in the project area,

6. What changes to the existing vegetative communities will the project cause as proposed?

V. FIRE PROTECTION

1. How distant are the nearest fire protection facilities?
2. What is the nearest emergency source of water for fire protection purposes? Describe the source and location:
3. What additional fire hazard and fire protection service needs would the project create?

What facilities are proposed with this project?

4., For single access projects, what is the distance from the project to the nearest through road?

Does the fire district require an emergency vehicle access road? [Jyes []no
If yes, show on the project grading plans and site plan.
5. Are there offsite access limitations that might limit fire truck accessibility (ie. steep grades, poor road alignment or
surfacing, substandard bridges, etc.)? [Jyes []no
If yes, describe:
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VI. NOISE

Project sites near a major source of noise, and projects which will result in increased noise, may require a detailed noise study prior
to environmental determination.

1. Is the project near a major source of noise? [Jyes [J]no
If yes, name the source(s):

2. What noise would result from this project, both during and after construction?

3. If noises attenuation measure (ie. berms, walls, special construction) are proposed, please attach noise study, describe
measures and include on the site plan and in cross-sectional details.

VII. AIR QUALITY

Specific air quality studies may be required by the Placer County Air Pollution Control District (APCD). It is suggested that applicants
with residential projects containing 20 or more units, industrial, or commercial projects contact the APCD before proceeding.

1. Are there any sources of air pollution within the vicinity of the project? [Jyes [no
If yes, name the source(s):

2. At full buildout of the project, what are the quantities of air pollutants in terms of vehicle and stationary sources (i.e.
woodstove emissions, etc.)? Include short-term (construction) impacts:

3. Are there any sensitive receptors of air pollution located within one quarter mile of the project (i.e. schools, hospitals, etc.)?
Cdyes [no
If yes, describe
Will the project generate any toxic/hazardous emissions? [Jyes []no
If yes, describe

4. What specific mobile/stationary source mitigation measures, if any, are proposed to reduce the air quality impact(s) of the
project? Quantify any emission reductions and corresponding beneficial air quality impacts on a local/regional scale.

5. Will there be any land clearing of vegetation for this project? [Jyes []no
If yes, how will vegetation be disposed?

VIII. WATER SUPPLY

1. Define purpose of water currently used on-site
Define existing water source and its location on-site
3. List water sources (provider or system) proposed and their projected peak water usage in gallons per day:
Domestic peak gallons/day
Irrigation peak gallons/day
Fire Protection peak gallons/day
Is the project site located within a public domestic water district? [Jyes []no
5. Will there be public water supply for domesticuse? [Jyes []no

If yes, provide district name here

If no, and the water main is in close proximity, please discuss why not

If no, give the distance to the closest public water main feet

6. Will there be groundwater for domestic or other uses? [Jyes []no
If yes, what is the projected daily peak groundwater usage?
7. Are there any wells, drilled or hand-dug, onthe site? [Jyes [no

If yes, describe approximate year well was constructed, depth, annular seal, yield, contaminants, etc
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Show existing and proposed well sites and label type of well on the site plan.
8. Will the project potentially impact the surrounding area’s use of agricultural water? [Jyes []no
If yes, describe

IX. AESTHETICS

1. Describe adjacent land use and explain how the proposed project is consistent/compatible with these uses and densities

2. Is the proposed project consistent/compatible with adjacent architectural styles? [ Jyes [ no
If no, explain

3. Would aesthetic features of the project (such as architecture, height, color, etc.) be subjectto review? [Jyes [no If
yes, by whom (i.e. HOA, ARC)?

4, Describe signs and lighting associated with the project:

5. Is landscaping proposed? [Jyes []no
If yes, provide a conceptual landscape plan to describe and indicate types and location of plants.

X. ARCHAEOLOGY/HISTORY

1. What is the nearest historic site, state historic monument, national register district, or archaeological site?
2. How far away is it?
3. Are there any historical, archaeological or culturally significant features on the site (i.e. old foundations, structures, Native

American habitation sites, etc.)? []yes []no
If yes, explain

XI. SEWAGE

1. How much wastewater is presently produced daily?

2. How is sewage presently disposed of at the site?

3. How much wastewater will be produced daily after the project?

4, What is the proposed method of sewage disposal?

5. Is there a plan to protect groundwater from wastewater discharges? [Jyes [ no

If yes, attach a draft of this plan.
6. List all unusual wastewater characteristics of the project
What special treatment processes are proposed for these unusual wastes?

Will pre-treatment of wastewater be available? Cyes [no
If yes, attach a description of pre- treatment processes and monitoring system.

7. During the wettest time of the year, is the groundwater level less than 8 feet below the surface of the ground onsite?
Cyes [no
If no, explain

8. Is this project located within a sewer district? [Jyes [ no

If yes, provide the district name here:
0. Is there sewer inthe area? [Jyes [no
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If yes, what is the distance to the nearest sewer line?

10.  Will the project be trenching offsite to connect to sewer? [Jyes []no
If yes, describe distance and impacts to roadways, adjacent properties, etc.

Xll. HAZARDOUS MATERIALS

“Hazardous materials” include, but are not limited to, hazardous substances, hazardous waste, or any material which a handler
or the administering agency has a reasonable basis for believing that it would be injurious to the health and safety of persons or
harmful to the environment if released into the workplace or the environment (i.e. oils, lubricants, and fuels).

1. a. Has the site ever stored or used hazardous materials, including pesticides and herbicides? [Jyes []no
If yes, describe

b. Are these materials stored in underground tanks? [Jyes []no
If yes, contact the Environmental Health Division at 530-745-2300 for additional requirements.

2. Will the proposed project involve the handling, storage or transportation of hazardous materials? [ Jyes []no
If yes, will it involve the handling, storage, or transportation at any one time of more than 55 gallons, 500 pounds, or 200
cubic feet (at standard temperature and pressure) of a product or formulation containing hazardous materials?
dyes [no

If yes, describe

Xlll. SOLID WASTE

1. What types of solid waste will be produced?

How much? How will it be disposed of?

XIV. PARKS & RECREATION

1. How close is the project to the nearest public park or recreation area?
Name the area
2. Describe any onsite recreational facilities proposed as part of the project
3. How does this project propose to provide park and recreation facilities to the community?

XV. SOCIAL IMPACT

How many new residents will the project generate?

Will the project displace or require relocation of any residential units? []yes []no
If yes, explain

3. What changes in character of the neighborhood (surrounding uses such as pastures, farmland, residential) would the project
cause?

4. Would the project create job opportunities? [Jyes []no
If yes, explain

5. Would the project destroy job opportunities? [ ]yes []no
If yes, explain

6. Will the proposed development displace any currently productive use, including agricultural livestock grazing?
dyes [no

If yes, describe
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7. Is your project in a Placer County Redevelopment Area? [Jyes []no
If yes, you may be eligible for low interest loans. If your project contains any housing and is located in a Redevelopment
Area, it is subject to the 15% inclusionary regulations of Ordinance 15.65. For more information, please contact the
Redevelopment Agency at 530-886-4240.

8. Are there any Federal funds helping to finance your project? [Jyes [Jno
If yes, you may have to comply with NEPA, the National Environmental Policy Act.

XVI. TRANSPORTATION/CIRCULATION

1. Does the proposed project front on a County road or State Highway? [Jyes []no
If yes, what is the name of the road?

If no, what is the name of the private access road and nearest cross-street?

2. Would any non-auto traffic, not related to construction activities, result from the project (trucks, trains, etc.)?
dyes [no
If yes, describe type and volume

3. What road standards are proposed within the development?

County land Development Manual Standard Plate
Show typical street section(s) on the site plan.

4, Will new roadway/driveway access onto County roads be constructed with the project? [Jyes [no
If yes, are the access points proposed in a location in which would provide sufficient sight distance along the roadway for safe
entering and exiting vehicles?

5. Describe any proposed improvements to County roads and/or State Highways (i.e. frontage improvements, bike lanes, curb,
sidewalk):

6. Would any form of transit be used for traffic to/from the project site? [Jyes []no
If yes, show proposed transit stop locations on site plan.

7. How much additional traffic is the project expected to generate? What are the expected peak hours of traffic to be caused
by the development (i.e. Churches on Sundays, 8:00am-1:00pm; Offices on Mondays through Fridays, 8:00-9:00am, and
4:00-6:00pm)?

8. What bikeway, pedestrian, equestrian, or transit facilities are proposed with the project?

XVII. CERTIFICATION

| hereby certify that the statements furnished above and in the attached exhibits present the data and information required for this
initial evaluation to the best of my ability, and that the facts, statements, and information presented are true and correct to the best of
my knowledge and belief.

First Name Last Name
Signature Date:
Work Phone ( ) Cell Phone ( )

Email Address
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Environmental Questionnaire (EQ) Filing Instructions

Pursuant to the policy of the Board of Supervisors, this office cannot accept applications on tax delinquent
property or property with existing County Code violations.

e For information regarding projects with effects that are normally significant, refer to Chapter 18.12.050 of the
Placer County Environmental Review Ordinance. Applicants are encouraged to contact the staff planner
assigned to the project at the earliest opportunity to determine possible need and scope of additional
environmental studies.

e If you are applying for a Conditional Use Permit, Subdivision over 4 lots, General Plan Amendment, Specific
Plan and/or Rezoning, you must schedule a pre-development meeting before this Environmental
Questionnaire can be accepted. Please contact the Planning Department at 530-745-3000 for scheduling.

Please submit the following to:

Community Development Resource Agency
Environmental Coordination Services
3091 County Center Drive, Suite 190

Auburn CA 95603

e 20 copies of the Environmental Questionnaire (EQ)

e 1 copy of Initial Project Application

e EQ filing fee

e Maps - Twenty (20) 8.5” x 11"maps (If folded to that size, must include one reduced to 8.5" x 11")

e For subdivisions, all information required by Section 16.12 of the Subdivision Ordinance for tentative map
submittals must be included in addition to the information listed below.

0 Boundary lines and dimensions of parcel(s).

o Existing and proposed structures and their gross floor area in square feet, parking areas with spaces
delineated, distance between structures and distance from property lines.

o0 Area of the parcel (in square feet or acres).

o0 Names, locations and widths of all existing traveled ways, including driveways, streets, and rights-of-way
on, or adjacent to the property.

o0 Locations and widths of all proposed streets, rights-of-way, driveways, and/or parking areas.

o0 Approximate location and dimensions of all proposed and existing easements, wells, leach lines, seepage
pits, mining shafts, or other underground structures.

o0 Location and dimensions of all proposed easements for utilities and drainage.

o0 Location of all creeks, drainage channels, riparian areas, and a general indication of the slope of the land
and all trees of significant size.

0 Accurately plot, label, and show exact location of the base and drip lines of all protected trees (native
trees 6" dbh or greater, or multi-trunk trees 10" dbh or greater) within 50 feet of any development activity
(i.e. proposed structures, driveways, cuts/fills, underground utilities, etc.) pursuant to Placer County
Code, Chapter 36 (Tree Ordinance). Note: A tree survey prepared by an I.S.A. certified arborist may be
required. Verify with the Planning Department prior to submittal of this application.

North arrow and approximate scale of drawing.

o Vicinity map which shows the location of the subject property in relation to existing County roads and
adjacent properties sufficient to identify the property in the field for someone unfamiliar with the area. The
distance to the closest intersection of County roads should be shown to the nearest 1/10th of a mile.

0 Assessor's parcel number, section, township and range, and a copy of the Assessor's map(s) outlining the
subject parcel(s).

o0 Name(s) of property owner(s) and applicant, if any.
o0 Anindication of any adjacent lands in the same ownership.
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The County may require additional information including but not limited to the following:
The Placer Vineyards Specific Plan Policy Consistency Questionnaire (Form 11.3);
Preliminary Grading Plan (including off-site improvements);

Preliminary Geotechnical Report;

Preliminary Drainage Report;

Traffic Circulation Plan;

Traffic Study;

Tentative Map;

Acoustical Analysis (and associated Traffic & Circulation Studies);

O O 0O O OO0 O 0 o

Hazard/Past Use Studies (Phase 1 Environmental Assessments and Phase Il Limited Soils Investigation
and/or Preliminary Endangerment Assessment with CA Dept. of Toxic Substances Control as determined
by County Environmental Health);

Mosquito control design features;

Water quality related studies/details;

Utility will-serve requirement letters;
Hazardous materials usage information; and

O O O O ©

Water supply well information (as applicable).
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PLACER COUNTY PLANNING SERVICES DIVISION

AUBURN OFFICE TAHOE OFFICE

3091 County Center Dr, Auburn, CA 95603 775 North Lake Blvd., Tahoe City, CA 96146
530-745-3000/FAX 530-745-3080 PO Box 1909, Tahoe City, CA 96145
Website : www.placer.ca.gov 530-581-6280/FAX 530-581-6282

E-mail : planning@placer.ca.gov

SUPPLEMENTAL ENTITLEMENT DETAIL
PLACER VINEYARDS SPECIFIC PLAN AMENDMENT

Required Maps: 30 (See instructions)  Required Applications: 1  Filing Fee:
Receipt # Hearing Date: SP file # SPA File #

--To Be Completed By Applicant--
Project Name:

Applicable General/Community Plan:
Current General Plan Designation:
Current Zoning:
Proposed General Plan Designation:
Affected Parcel No(s).:
Proposed Zoning:
Affected Parcel No(s).:
Basis for Request:

o s wDn e

S

~

Signature of Applicant Date

BASIS FOR GRANTING SPECIFIC PLAN AMENDMENTS

A Specific Plan Amendment is any change proposed to the Placer Vineyards Specific Plan that could
significantly increase environmental impacts or other changes determined to be significant by the Planning
Director. The Placer County Zoning Ordinance, Section 17.58.200.H. states that "an adopted Specific Plan may
be amended through the same procedure specified by this section (17.58.200) for the adoption of a Specific
Plan." The Amendment must be reviewed by the Planning Commission who will then provide a
recommendation to the Board of Supervisors. The Board of Supervisors will review the Amendment, the
Planning Commission's recommendation, and take final action on the proposal.

DATE OF PLANNING COMMISSION’S ACTION: Recommended Approval Denial

DATE OF BOARD OF SUPERVISORS” ACTION: Approved Denied
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INSTRUCTIONS FOR PROCESSING SPECIFIC PLAN AMENDMENTS

Determine whether or not a Specific Plan Amendment has to be approved before submitting the Subsequent Conformity
Review documents.

Submit the following if requested by the Planning Director:

a. A detailed justification statement that explains in detail why an amendment to the Specific Plan is warranted, and any
exhibits deemed necessary by the Planning Director;

b. A statement of consistency with Placer County General Plan policies and Specific Plan land use designations.
c. A statement of consistency with the Specific Plan.
d. Analysis as required by CEQA; and

e. Identification of any required modifications of the public infrastructure improvements that are not currently mandated by the
Specific plan (description, location, timing, funding sources, method, etc.).

Submit the Initial Project Application and Subsequent Conformity Review questionnaire with the necessary plans and the
current filing fee.

The questionnaire will be reviewed and, if it is determined that no significant adverse environmental impact will occur as a
result of the project, a Negative Declaration will be prepared by the Planning Department. If it is determined that there will be
a significant impact, an Environment Impact Report (EIR) will be required. (See the Planning Department for more complete
information regarding the Subsequent Conformity Review process.)

When either a Negative Declaration or EIR has been prepared, you will be notified to submit the Specific Plan Amendment
form.

Two copies of this form, 15 copies of the plot plan and the current filing fee must be submitted. The plot plan shall be to scale,
contain the following information and be folded to no larger than 8 %2” x 14” in size. At least one of the 30 plot plans shall be
812" x 11”.

1. Boundary lines and dimensions of parcel(s).

2. The approximate area of a parcel (in square feet or acres).

3. Names, locations and widths of all existing traveled ways, including driveways, streets and rights-of-way, on or adjacent to
the property.

4. Approximate location of all creeks and drainage channels and a general indication of the slope of the land and all trees of
significant size.

5. North arrow and scale of drawing.

6. VICINITY MAP which shows the location of the subject property in relation to existing County roads and adjacent
properties sufficient to identify the property in the field for someone unfamiliar with the area. The distance to the closest
intersection of County roads should be shown to the nearest 1/10th of a mile.

7. Assessor’s parcel number(s), section(s), township and range.

Name(s) of property owner(s) and applicant.

9. Existing and proposed general plan and/or zone district boundaries (if proposed to change), both on-site and on surrounding
lands.

10. Accurately plot, label and show exact location of the base and driplines of all protected trees (native trees 6” dbh or greater,
or multi-trunk trees 10” dbh or greater) within 50 feet of any development activity (i.e. proposed structures, driveways,
cuts/fills, underground utilities, etc.) pursuant to Placer County Code, Chapter 36 (Tree Ordinance). NOTE: A tree survey
prepared by an I.S.A. certified arborist might be required. Verify with the Planning Department prior to submittal of this
application.

11. In some cases, two different plot plans may more clearly depict the necessary information.

©o

Once the application, filing fee and maps are received and determined to be adequate, the proposal will be set for hearing before the
Planning Commission. Applicants will be notified by mail of the hearing date and time.

The applicant shall post the property with posters furnished by the Planning Department at least 10 days prior to the public
hearing (date and time will be available from the Planning Department approximately 20 days prior to the hearing). One of the
posters, along with the Affidavit of Posting (signed), must be filed with the Planning Department on or before the hearing date.
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GENERAL INFORMATION
A Specific Plan Amendment may be initiated by the owners of the property to be affected by the proposed amendment.

The Planning Commission typically meets on the second and forth Thursdays of each month. The scheduling of hearings depends
on the staff’s workload, legal noticing requirements and the Planning Commission’s agenda.

In addition to publication of the Notice of Public Hearing in a newspaper of general circulation in the County, the Planning
Department shall notify all owners of property lying within a minimum of 300 feet of the property which is the subject of the
proposed Specific Plan Amendment.

PURSUANT TO A POLICY OF THE BOARD OF SUPERVISORS THE PLANNING DEPARTMENT CANNOT
ACCEPT APPLICATIONS ON TAX DELINQUENT PROPERTY. APPLICATIONS AFFECTING PROPERTY WITH
ZONING VIOLATIONS, OR OTHER VIOLATIONS OF COUNTY CODE, MAY BE REJECTED.
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PLACER COUNTY PLANNING SERVICES DIVISION

AUBURN OFFICE TAHOE OFFICE

3091 County Center Dr, Auburn, CA 95603 775 North Lake Blvd., Tahoe City, CA 96146
530-745-3000/FAX 530-745-3080 PO Box 1909, Tahoe City, CA 96145
Website : www.placer.ca.gov 530-581-6280/FAX 530-581-6282

E-mail : planning@placer.ca.gov

SUPPLEMENTAL ENTITLEMENT DETAIL
PLACER VINEYARDS SPECIFIC PLAN ADMINISTRATIVE MODIFICATION

Required Maps: 30 (See instructions)  Required Applications: 1  Filing Fee:

Receipt # Hearing Date: SP file # SPMod#

o s wDn e

S

--To Be Completed By Applicant--
Project Name:
Applicable General/Community Plan:
Current General Plan Designation:
Current Zoning:
Proposed General Plan Designation:
Affected Parcel No(s).:
Proposed Zoning:
Affected Parcel No(s).:
Basis for Request:

Signature of Applicant Date

BASIS FOR GRANTING A SPECIFIC PLAN ADMINISTRATAIVE MODIFICATION

Section 9.2.6B of the Placer Vineyards Specific Plan allows for Administrative Modifications that do not have a
significant impact on the character of the Plan Area and are consistent with the spirit and intent of the vision and
policies of the Placer Vineyards Specific Plan. Administrative Modifications shall conform to the following
criteria:

The Planning Director determines that the proposed adjustments to the design guidelines are offset by the merits of the proposed
design and do not significantly change the anticipated physical characteristics, goals and intent of the Specific Plan;

Proposed changes to the alignment of arterial and local streets, if adopted, will not substantially alter the land use or circulation
concepts set forth in the Specific Plan;

Proposed changes to land use diagram shapes or the alignment of collector and secondary streets maintain the general land use
pattern and/or provide an improved circulation system consistent with the intent and direction of the vision, goals, and policies of
the Specific Plan;

The proposed change is not expected to increase environmental impacts beyond the levels identified in the EIR;

The proposed change will not result in an increase in the total maximum number of units proposed in the Specific Plan and will
comply with the criteria for modification of the land use diagram described in PVSP Policy 9.1; and

The proposed change will not significantly reduce the number of acres designated for high density residential.
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BASIS FOR GRANTING A SPECIFIC PLAN ADMINISTRATIVE MODIFICATION (Continued from Page 1)
Modification of the Land Use Diagram.

PVSP Figure 3.1, “Land Use Diagram,” is intended to provide the structural framework for the land use program

within Placer Vineyards. Land use boundaries may be modified or reconfigured on site plans and design

through the Administrative Modification process, in conjunction with the Subsequent Conformity Review and

Design Review process, without an amendment to the Specific Plan, so long as the modification comply with the

following criteria.

e The Planning Director has determined that the proposed residential project is consistent with the approved Specific Plan and with
land use patterns and assumptions analyzed in the Specific Plan EIR;

e The density of development does not exceed the permitted range of the land use designation and the allowable number of units in
not exceeded by each property with the Plan Area;

e The areas planned for parks, open space, County facilities and other such public amenities described on the Land Use Diagram
are not reduced; and

e No final small lot map has been recorded.

An Administrative Modification may be reviewed and acted upon by the County Planning Director. No
Planning Commission or Board of Supervisors review is required, unless the Administrative Modification is
appealed.

DATE OF PLANNING DIRECTOR’S ACTION: Approved ___ Denied

INSTRUCTIONS FOR PROCESSING SPECIFIC PLAN ADMINISTRATIVE MODIFICATIONS

1. Determine whether or not a Specific Plan Administrative Modification has to be approved before submitting the Subsequent
Conformity Review documents.

2. Submit the following if requested by the Planning Director:

a. A detailed justification statement that explains in detail why an Administrative Modification to the Specific Plan is
warranted, and any exhibits deemed necessary by the Planning Director;

b. A statement of consistency with Placer County General Plan policies and Specific Plan land use designations;

c. A statement of consistency with the Specific Plan

d. Analysis as required by CEQA; and

e. Identification of any required modifications of the public infrastructure improvement that are not currently mandated by the
Specific Plan (description, location, timing, funding source, method, etc.)

3. Submit the Initial Project Application and Subsequent Conformity Review questionnaire with the necessary plans and the
current filing fee.

The questionnaire will be reviewed and, if it is determined that no significant adverse environmental impact will occur as a
result of the project, a Negative Declaration will be prepared by the Planning Department. If it is determined that there will be
a significant impact, an Environment Impact Report (EIR) will be required. (See the Planning Department for more complete
information regarding the Subsequent Conformity Review process.)

4. When either a Negative Declaration or EIR has been prepared, you will be notified to submit the Specific Plan Administrative
Modification form.

5. Two copies of this form, 15 copies of the plot plan and the current filing fee must be submitted. The plot plan shall be to scale,
contain the following information and be folded to no larger than 8 %2 x 14” in size. At least one of the 30 plot plans shall be
8" x 11”.

a. Boundary lines and dimensions of parcel(s).

b. The approximate area of a parcel (in square feet or acres).

c. Names, locations and widths of all existing traveled ways, including driveways, streets and rights-of-way, on or adjacent to
the property.

d. Approximate location of all creeks and drainage channels and a general indication of the slope of the land and all trees of
significant size.

e. North arrow and scale of drawing.

VICINITY MAP which shows the location of the subject property in relation to existing County roads and adjacent
properties sufficient to identify the property in the field for someone unfamiliar with the area. The distance to the closest
intersection of County roads should be shown to the nearest 1/10th of a mile.

. Assessor’s parcel number(s), section(s), township and range.

. Name(s) of property owner(s) and applicant.

—h
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INSTRUCTIONS FOR PROCESSING SPECIFIC PLAN ADMINISTRATIVE MODIFICATIONS
(Continued from Page 2)

i. Existing and proposed general plan and/or zone district boundaries (if proposed to change), both on-site and on surrounding
lands.

j. Accurately plot, label and show exact location of the base and driplines of all protected trees (native trees 6” dbh or greater,
or multi-trunk trees 10” dbh or greater) within 50 feet of any development activity (i.e. proposed structures, driveways,
cuts/fills, underground utilities, etc.) pursuant to Placer County Code, Chapter 36 (Tree Ordinance). NOTE: A tree survey
prepared by an I.S.A. certified arborist might be required. Verify with the Planning Department prior to submittal of this
application.

k. In some cases, two different plot plans may more clearly depict the necessary information.

GENERAL INFORMATION
A Specific Plan Administrative Modification may be initiated by the owners of the property to be affected by the proposed
amendment. The Planning Department shall notify all owners of property lying within a minimum of 300 feet of the property
which is the subject of the proposed Specific Plan Administrative Modification.

PURSUANT TO A POLICY OF THE BOARD OF SUPERVISORS THE PLANNING DEPARTMENT CANNOT

ACCEPT APPLICATIONS ON TAX DELINQUENT PROPERTY. APPLICATIONS AFFECTING PROPERTY
WITH ZONING VIOLATIONS, OR OTHER VIOLATIONS OF COUNTY CODE, MAY BE REJECTED.
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AUBURN OFFICE
3091 County Center Dr, Auburn, CA 95603
530-745-3000/FAX 530-745-3080

Website : www.placer.ca.gov
E-mail : planning@placer.ca.gov

PLACER COUNTY PLANNING SERVICES DIVISION

TAHOE OFFICE

775 North Lake Blvd., Tahoe City, CA 96146
PO Box 1909, Tahoe City, CA 96145
530-581-6280/FAX 530-581-6282

PLACER VINEYARDS SPECIFIC PLAN
DENSITY TRANSFER OF HOUSING UNITS

Required Maps: 30 (See instructions)

Receipt #

Required Applications: 1

Hearing Date:

Filing Fee:

File #

--To Be Completed By Applicant--

Project Name:

Residential Density Transfers

Transferring Parcels

Receiving Parcels

LDR MDR HDR C/IMU

LDR MDR HDR C/IMU

Acres Units Acres Units Acres Units Not permitted

Acres Units Acres Units Acres Units Acres Units

TOTAL TRANSFERRING: ACRES UNITS

TOTAL RECEIVING: ACRES UNITS
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BASIS FOR GRANTING TRANSFER OF DENSITY OF HOUSING UNITS

The Placer Vineyards Specific Plan, Section 9.2.8 “Transfer of Density” allows units assigned to specific properties to be transferred
between land use parcels provided that all of the following criteria are met:

e The sending and receiving parcels are within the Placer Vineyards Specific Plan Area and the total maximum number of approved units
for the entire Plan Area equals 14,132;

e The density transfer does not increase or decrease the number of units allocated to any one receiving parcel (or combination of receiving
parcels) by more than 20%;

e The sending and receiving parcels have an existing land use designation of Low Density Residential (LDR), Medium Density
Residential (MDR), or High Density Residential (HDR) and the density adjustments would not result in densities above or below those
for the existing land use designation;

e The adjustment is made between parcels before a small lot tentative map is approved by Placer County for either the receiving or
sending parcel;

e Commercial/Mixed-Use (C/MU) units may not be transferred,;

e Units may be transferred into, but not out of, Commercial/Mixed-Use (C/MU) designated property;

¢ Units may not be transferred to the Special Planning Area;

e The transfer of units would not result in increased impacts beyond those identified in the Placer Vineyards EIR;

e The adjustments in density and units would not significantly affect planned infrastructure, roadways, schools, other public facilities, or
Plan Area financing districts;

e The transfer of units would not result in a reduction in the total number of HDR units of the sending plus the receiving property (For
example, if the total of the sending parcel’s HDR units plus the receiving parcel’s HDR units equals 100 before the transfer, the total
must also equal 100 after the transfer); and

e The County Planning Department shall track sending and receiving parcels.

The transfer may occur between different legal owners. To request a density adjustment, the owner or owners of both the sending and receiving
parcels shall submit to the County Planning Director all information needed to determine compliance with the above unit-transfer criteria. This
submittal shall include information identifying the affected parcels and designating the number of units being transferred, an Administrative
Modification application with filing fee (instructions for filing are included on the next page of this application), and any other necessary
documentation requested by the Planning Director. The applicant shall also provide a revised Specific Plan table reflecting the adjusted unit
counts and densities, as well as any necessary maps. The revised table will allow the Planning Department to track unit allocations.

Density transfers that fulfill the above criteria and are consistent with the intent of the Specific Plan and EIR will be processed as an
Administrative Modification (see 9.2.6B, above). If a request for density adjustments does not comply with the above criteria, the applicant
must request an amendment to the Specific Plan.

If a density transfer is requested after a small lot tentative map has been approved for either the sending or receiving parcel a revised tentative
map for both parcels shall be submitted to the Planning Commission for review and approval as revised tentative maps. This request shall
follow the County’s normal process for such approval including payment of normal processing fees.

DATE OF PLANNING COMMISSION’S ACTION: Recommended Approval Denial

DATE OF BOARD OF SUPERVISORS’ ACTION: Approved Denied
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INSTRUCTIONS FOR PROCESSING A SPECIFIC PLAN ADMINISTRATIVE MODIFICATION FOR
TRANSFER OF DENSITY OF HOUSING UNITS

1. Determine whether or not a Specific Plan Administrative Modification has to be approved before submitting the Subsequent
Conformity Review documents.

2. Submit the Initial Project Application and Subsequent Conformity Review questionnaire with the necessary plans and the
current filing fee.

The questionnaire will be reviewed and, if it is determined that no significant adverse environmental impact will occur as a
result of the project, a Negative Declaration will be prepared by the Planning Department. If it is determined that there will be
a significant impact, an Environment Impact Report (EIR) will be required. (See the Planning Department for more complete
information regarding the Subsequent Conformity Review process).

3. When either a Negative Declaration or EIR has been prepared, you will be notified to submit the Specific Plan Administrative
Modification form.

4. Two copies of this form, 15 copies of the plot plan and the current filing fee must be submitted. The plot plan shall be to scale,
contain the following information and be folded to no larger than 8 %2” x 14” in size. At least one of the 30 plot plans shall be
812" x 11”.

1. Boundary lines and dimensions of parcel(s).
2. The approximate area of a parcel (in square feet or acres).
3. Names, locations and widths of all existing traveled ways, including driveways, streets and rights-of-way, on or adjacent to
the property.
4. Approximate location of all creeks and drainage channels and a general indication of the slope of the land and all trees of
significant size.

North arrow and scale of drawing.

6. VICINITY MAP which shows the location of the subject property in relation to existing County roads and adjacent
properties sufficient to identify the property in the field for someone unfamiliar with the area. The distance to the closest
intersection of County roads should be shown to the nearest 1/10th of a mile.

7. Assessor’s parcel number(s), section(s), township and range.

Name(s) of property owner(s) and applicant.

9. Existing and proposed general plan and/or zone district boundaries (if proposed to change), both on-site and on surrounding
lands.

10. Accurately plot, label and show exact location of the base and driplines of all protected trees (native trees 6” dbh or greater,
or multi-trunk trees 10” dbh or greater) within 50 feet of any development activity (i.e. proposed structures, driveways,
cuts/fills, underground utilities, etc.) pursuant to Placer County Code, Chapter 36 (Tree Ordinance). NOTE: A tree survey
prepared by an I.S.A. certified arborist might be required. Verify with the Planning Department prior to submittal of this
application.

11. Insome cases, two different plot plans may more clearly depict the necessary information.

o

©o

Once the application, filing fee and maps are received and determined to be adequate, the proposal will be set for hearing before the
Planning Commission. Applicants will be notified by mail of the hearing date and time.

The applicant shall post the property with posters furnished by the Planning Department at least 10 days prior to the public
hearing (date and time will be available from the Planning Department approximately 20 days prior to the hearing). One of the
posters, along with the Affidavit of Posting (signed), must be filed with the Planning Department on or before the hearing date.

GENERAL INFORMATION
A Specific Plan Administrative Modification may be initiated by the owners of the property to be affected by the proposed
amendment.

The Planning Commission typically meets on the second and forth Thursdays of each month. The scheduling of hearings depends
on the staff’s workload, legal noticing requirements and the Planning Commission’s agenda.

In addition to publication of the Notice of Public Hearing in a newspaper of general circulation in the County, the Planning
Department shall notify all owners of property lying within a minimum of 300 feet of the property which is the subject of the
proposed Specific Plan Administrative Modification.

PURSUANT TO A POLICY OF THE BOARD OF SUPERVISORS THE PLANNING DEPARTMENT CANNOT
ACCEPT APPLICATIONS ON TAX DELINQUENT PROPERTY. APPLICATIONS AFFECTING PROPERTY WITH
ZONING VIOLATIONS, OR OTHER VIOLATIONS OF COUNTY CODE, MAY BE REJECTED.
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