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3.0 PROJECT DESCRIPTION
3.1

INTRODUCTION

Pursuant to CEQA Guidelines Section 15124, an EIR is required to include a project description
that includes the following information: project objectives, project location, a general description
of the project’s technical, economic and environmental characteristics, and a statement briefly
describing the intended uses of the EIR, including a list of agencies expected to use the EIR and
a list of permits and other approvals required to implement the project.
The Project Description chapter of the EIR provides a comprehensive description of The Ridge
(proposed project) in accordance with the CEQA Guidelines. Please note that this chapter
provides an overall general description of the existing environmental conditions; however, detailed
discussions of the existing setting in compliance with Section 15125 of CEQA Guidelines, as it
relates to each given potential impact area, is included in each technical chapter of this EIR.

3.2

PROJECT LOCATION

The 24.95-acre project site consists of a horseshoe-shaped parcel located approximately one
mile southeast of the intersection of State Route (SR) 193 and Clark Tunnel Road in
unincorporated Placer County, California (see Figure 3-1 and Figure 3-2). The site is identified by
Placer County Assessor’s Parcel Number (APN) 031-106-030-000.

3.3

PROJECT SETTING AND SURROUNDING LAND USES

The project site is situated atop three interconnected ridges forming a horseshoe shape. The site
is currently undeveloped, consisting primarily of grassland, oak woodland, and scattered rock
outcroppings. Based on an Arborist Report prepared for the proposed project, the project site,
along with an adjacent 50-foot survey area, contains a total of 46 oak trees with a single trunk
diameter at breast height (DBH) of at least six inches or a cumulative trunk DBH of at least 10
inches.1 The site is used for seasonal cattle grazing. Access to the project site is currently provided
by Clark Tunnel Road off of SR 193, an unimproved dirt roadway that ultimately connects to the
community of Penryn, further to the southeast of the project site.
The densely wooded area to the north of the project site slopes steeply downward towards the
valley below. An undeveloped ranch (La Faille Ranch property), owned by the project applicant,
which is also used for cattle grazing, is located within the valley to the north of the site. The
southern boundary of the La Faille Ranch property includes the existing concrete-lined Caperton
Canal, owned and operated by the Placer County Water Agency (PCWA), which bifurcates the
ranch from the project site. The Caperton Canal is used to deliver untreated water to treatment
plants in the Rocklin and Lincoln areas and is also sold to customers for irrigation, including
supplying water to the pond on the La Faille Ranch property. The areas to the east, south, and
west of the site are currently undeveloped, but are planned for buildout with future low-density
residential and rural residential uses as part of the Bickford Ranch Specific Plan (BRSP), which
was approved by the County in 2004 and amended as recently as 2015.
1

HELIX Environmental Planning, Inc.. Arborist Report and Oak Woodland Inventory, The Ridge ±56.6-Acre Study
Area Placer County, California. April 2020.
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Figure 3-1
Regional Location Map

Project Site

Chapter 3 – Project Description
Page 3-2

Draft EIR
The Ridge Project
October 2021

Figure 3-2
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The above description of the current environmental conditions of the project site and its
surroundings is provided for informational purposes and reflects the physical baseline conditions
of the project site. As discussed in the Introduction chapter, the baseline conditions of the
surrounding area for impact analysis purposes will be adjusted to reflect completion of Phase 1
BRSP, which includes 1,010 single-family units, installation of Bickford Ranch Road and
underlying backbone infrastructure (water, sewer, drainage) to within 400 feet of the project site’s
western boundary.

3.4

PROJECT OBJECTIVES

The following project objectives have been developed by the project applicant:
1. Create a foothill residential project that can easily be served by planned sewer, water, and
roadway infrastructure.
2. Support the County in its goals to provide a diversity of housing types for population
growth, including opportunities for custom home development.
3. Provide a high-quality residential community compatible and consistent with adjacent
approved residential development by implementing complementary design elements and
standards approved for the adjacent development.
4. Incorporate the existing natural terrain and character of the project area into the design of
the development, recognizing its topography with slopes, ridges and oak woodlands while
respecting off-site viewsheds and retaining and preserving existing natural resources to
the greatest extent feasible.

3.5

PROJECT COMPONENTS

The proposed project would include subdivision of the project site to develop 34 single-family
residential homes and associated improvements (see Figure 3-3). The proposed project would
require approval of a General Plan Amendment (GPA), a Rezone, and a Vesting Tentative
Subdivision Map. The project would also be annexed into Placer County Sewer Maintenance
District 1 (SMD 1) and will be conditioned to participate in the Bickford Ranch Community Facilities
District (CFD) for applicable services. The proposed project components, along with all required
entitlements, are described in the following sections.

General Plan Amendment/Rezone
The proposed project would include a GPA to change the General Plan land use designation of
the project site from Agriculture/Timberland 10-Ac. Min. to Medium Density Residential (MDR)
(13.85 acres) and Low Density Residential (LDR) (11.10 acres) (see Figure 3-4). In addition, the
project would include a Rezone to change the site’s zoning designation from Farm, combining
minimum Building Site of 10 acres (F-B-X 10-Ac. Min.) to Residential Single-Family, combining
minimum Building Site of 8,000 square feet (RS-B-8) (13.85 acres) and Residential Single-Family,
combining minimum Building Site of 10,000 square feet (RS-B-10) (11.10 acres) (see Figure 35).
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Figure 3-3
Vesting Tentative Subdivision Map
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Figure 3-4
Proposed General Plan Amendment
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Figure 3-5
Proposed Rezone
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Vesting Tentative Subdivision Map
The proposed Vesting Tentative Subdivision Map would create 34 residential lots, an internal
roadway (Lot A) and a detention/retention basin (Lot B). Of the 34 total residential lots, 28 would
be MDR lots ranging in size from 13,700 square feet (sf) to 38,416 sf, with an average size of
18,206 sf and an average net density of 2.3 units per acre. The remaining six residential lots
would be larger LDR lots ranging in size from 1.1 to 2.2 acres, with an average net density of 0.60
units per acre, thus, greatly exceeding the allowable minimum lot size under the proposed rezone.
The six LDR lots would be located along the ridges within the eastern and western portions of the
site and are intended to be similar in size to the Rural Residential (RR) lots within the adjacent
BRSP Phase 2 area. Combined, the proposed project would result in an average residential net
density of 1.55 units per acre. The proposed lot sizes would be consistent with the BRSP parcels
to the east and west of the project site. The proposed development standards for the proposed
project, shown in Table 3-1 below, are generally similar to the County-approved development
standards as set forth in the BRSP Development Standards for similar-sized lots. The proposed
project would not include dedicated park space within the project site, but would be required to
pay in-lieu fees for active and passive park requirements (5 acres each/1,000 residents) as well
as for the trail requirement of 1 mile of trail per 1,000 residents.

Table 3-1
Proposed Development Standards
Low Density
Single-Family Estate
Low Density (RS-B-10)
Lot area – minimum
Lot coverage – maximum
Lot width – interior lot –
minimum1
Lot width – corner lot –
minimum1
Front2
Side
Rear3
Rear – accessory structure

Resident – in garage
Guest – on- or off-street
1
2
3

Lot Sizes and Coverage
1.1 acre
40% one-story,
35% two-story

Single-Family Traditional
Medium Density
Residential
(RS-B-8)
13,700 sf
40%

125 feet

90 feet

N/A

90 feet

Building Setbacks
25 feet
20 feet
30 feet
15 feet3
Building Height
30 feet
Parking Spaces – Minimum
2
2

20 feet
10 feet
30 feet
15 feet3
30 feet
2
2

Measured at the front setback line.
Measured from back of sidewalk or right-of-way line where there is no sidewalk, and the edge of pavement on
the private lanes.
Lots 15-25 and 29 – 34 shall have a minimum rear building setback of 30 feet or the top of slope of 30 percent,
whichever is greater (as measured from the rear property line).

Note: Setbacks subject to requirements of the Placer County Zoning Ordinance Section 17.54.150.
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Under the Placer County Conservation Program (PCCP), watercourses such as canals, channels
and flood water conveyances that are lined and non-earthen condition do not have watercourse
setbacks. For the proposed project, the minimum setback distance is the defined 30 percent slope
line extending along the rear of lots 15 through 25 and 29 through 34, or the 30-foot rear lot
building setback line of said lots, whichever is greater, but not less than 50 feet from the centerline
of the canal. PCWA has determined that the proposed minimum 50-foot setback is acceptable.
The proposed project would include construction of a six-foot masonry wall along the project
frontage at Bickford Ranch Road. The remainder of the proposed development area would be
surrounded by split rail fencing along the east and west boundaries where residential lots are
proposed and wrought-iron fencing elsewhere (see Figure 3-6). As shown in Figure 3-7, the
proposed project would include new trees and other landscaping elements along Bickford Ranch
Road, street trees internal to the site, and enhanced landscaping at the project entry that would
be gated.

Access and Circulation
The primary access for the proposed project would be provided by Bickford Ranch Road, a
County-maintained road that would be constructed from Sierra College Boulevard to a point near
the southwestern corner of the project site during completion of Phase 1 improvements for BRSP.
As previously discussed, The Ridge Project will be developed after completion of BRSP Phase 1
infrastructure is installed and accepted as complete by the County. The terminus of Bickford
Ranch Road after completion of Phase 1 BRSP improvements will stop short of The Ridge project
site, leaving about 400 feet of unpaved roadway between the terminus and the southwestern
corner of The Ridge project site. This 400-foot segment would either be constructed during
commencement of Phase 2 of BRSP, or depending on the timing of BRSP Phase 2, potentially
by The Ridge applicant. Analysis of the potential environmental impacts associated with
construction of Bickford Ranch Road has already been conducted during the environmental
review of the BRSP, and that analysis will be incorporated by reference in this EIR, as necessary,
pursuant to CEQA Guidelines Section 15150. Should The Ridge applicant pursue construction of
the above-referenced 400-foot segment of Bickford Ranch Road, The Ridge applicant would be
responsible for implementing all applicable mitigation measures adopted in the MMRP for the
BRSP EIR and associated Addendum, prior to and during construction of the roadway segment.
Thus, access to future Bickford Ranch Road is assumed in this analysis.
The project entry would connect to Bickford Ranch Road and include a gated entry feature and a
village entrance monument, similar to those designed and included in the approved BRSP
Development Standards and Design Guidelines. Access to the proposed subdivision is available
pursuant to easements on the recorded BRSP large lot final map (through Lot LS-11). Pedestrian
access would be provided by a sidewalk connecting the 10-foot Class I path and five-foot naturalsurface, multi-purpose trail in the landscaped parkway corridor along Bickford Ranch Road and
extending through a pedestrian gated entry feature to connect with the sidewalk adjoining the
south side of the proposed private residential street within the project site.
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Figure 3-6
Site Improvement Plan
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Figure 3-7
Proposed Landscaping
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The gated private two-way residential street fronting the proposed MDR lots would include a 22foot-wide travel lane with a three-foot-wide curb and gutter on the north side, an eight-foot-wide
parallel parking lane along the south side of the travel area, and a five-foot-wide pedestrian
sidewalk contiguous thereto. Two private lanes would extend from the westerly and easterly culde-sacs of the private residential street, each serving three LDR lots. The two private lanes
accessing the LDR lots would include 20-foot-wide travel lanes with two-foot-wide aggregate base
shoulders on each side.
Contiguous to the interior of the private lanes (B and C) and shoulders, a drainage conveyance
and treatment swale would be provided within a 12.5-foot-wide multipurpose easement and
private drainage easement. Each of the private lanes would include vehicular turnouts for twoway emergency traffic and turn-arounds designed in accordance with the requirements of the
governing fire and sewer districts. A gated, 20-foot-wide paved emergency vehicle access (EVA)
road would connect the internal private residential street with Bickford Ranch Road. The EVA
road would be located between Lots 9 and 10, near the southwest portion of the site. Locked
gates for additional EVA purposes would be included as a part of the east and west project
boundary fencing to allow access to and from the project’s private lanes to the access roads
designed along or near the project’s common boundaries within the BRSP development. The
specific location of the secondary EVA gates would be determined in accordance with County
and the governing fire district requirements.

Utilities and Service Systems
The proposed project would connect to public utilities that will be located within Bickford Ranch
Road at the project frontage. Such utilities will be constructed as part of Phase 1 and Phase 2 of
the BRSP. Completion of BRSP Phase 1 water and sewer infrastructure would bring the water
and sewer trunk lines near the southwestern corner of The Ridge project site, leaving about a
400-foot gap between the stubbed lines and The Ridge project site. Again, depending on the
timing of Phase 2 of BRSP, The Ridge applicant may choose to construct a portion of the water
and sewer trunk lines to their property, which is discussed further under “Off-Site Improvements”
below. Water would be provided by PCWA, and wastewater would be provided by the Placer
County Department of Public Works Environmental Engineering Division.
The detention/retention basin included on Lot B would receive stormwater runoff from Pro1A (9.56
acres) and Pro1B (7.4 acres) (see Figure 3-8). Pro1A generally consists of the internal roadway
(Road A), Lane B along the project’s western boundary, Lots 1 through 13, and Lots 26 through
28.
Pro1B generally consists of Lots 14 through 23 and downslope portions of Lots 29 through 31.
Stormwater runoff from Pro1A and Pro1B would flow to the detention/retention basin. Stormwater
runoff from Pro1A would flow from the streets to the detention/retention basin via a vegetated
swale. Stormwater runoff from Pro1B would be captured in the rock cobble cutoff v-ditch and
directed to the detention/retention basin. The proposed rock cobble cutoff v-ditch has been sized
to accommodate flow from a 100-year storm, with 0.50-feet of freeboard.
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Figure 3-8
Post-Development Drainage
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The proposed detention/retention basin has also been sized to mitigate the peak flow and
volumetric impacts from the entire project. A 30-inch drainage discharge pipe would be directed
to the flume over the Caperton Canal. The infiltration elevation of the basin, to be located
upstream of the Caperton Canal, would be below the elevation of the existing canal. As such,
infiltration from the detention/retention basin would not adversely affect the integrity of the canal.
Pro2 consists of the remainder of the subdivision (Lots 23 through 25, 32 through 34, and Lane
C) and is divided into Pro2A (7.08 acres) and Pro2B (4.13 acres) (see Figure 3-8). Stormwater
runoff from Pro2 would be captured in the rock cobble cutoff v-ditch and drain to two proposed
Caperton Canal flume crossings without restriction; the crossings are identified as Point of Interest
POI 3 and POI 5 on the Watershed Map (see Figure 3-8). Water treatment for the sheds would
be provided by the vegetated swales adjacent to the roadway pavement and disconnected roof
drains for the residential lots. The proposed cobble lined v-ditch along the downslope section of
the lots will convey the flows to the point of discharge.
Pro3 (19.22 acres) is existing, and is not proposed for development as part of the project. Pro4
(3.06 acres) would be directed to the portion of Bickford Ranch Road along the project’s frontage
with construction of the roadway improvements. Treatment of runoff from Pro4 would be provided
by the proposed roadside vegetated drainage swale.

Off-Site Improvements
Development of the proposed project is conditioned to be dependent upon the installation of
Bickford Ranch Road and associated utilities through Phase 1 of the BRSP and extension of such
infrastructure through a portion of BRSP Phase 2 to the project entry. In the event the Phase 2
improvements of Bickford Ranch Road have not yet been constructed, and the proposed project
has obtained necessary entitlements and is ready to proceed, off-site improvements to a segment
of Bickford Ranch Road would be required to extend services and complete access to the project
site. Specifically, such improvements would include the approximately 400-foot extension of
Bickford Ranch Road from the Phase 1 terminus thereof to the project site and along the entire
frontage of the project, including all required water, sewer, drainage and dry utilities therein (see
Figure 3-9, Figure 3-10, and Figure 3-11).
In addition, improvements would be made to the BRSP landscape corridor parcel which fronts
upon the project, including the landscaping thereof and the installation of both the Class 1 path
and multi-purpose trail in accordance with the Exhibits O and P set forth in the BRSP Development
Agreement. All off-site improvements would be constructed consistent with the BRSP and
applicable mitigation measures.

Modified Shaded Fuel Break
The proposed project would include the establishment and on-going maintenance of an off-site,
300-foot-wide Modified Shaded Fuel Break (MSFB) easement along the project’s northern
boundary, north of the Caperton Canal. The design of the MSFB has been reviewed and approved
by Penryn Fire Protection District and the California Department of Forestry and Fire Protection
(CAL FIRE). The MSFB would be accessed by maintenance crews by way of the access
easements from Lanes B and C along Lot B and Lot 32, and over the canal at access points
consistent with those constructed by PCWA to service the canal. Maintenance of the MSFB would
be the responsibility of the proposed project’s homeowner’s association and would include routine
clearing of understory brush to reduce fire hazards, but would not include removal of mature trees
or substantial ground-disturbing activities.
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Figure 3-9
Utility Plan
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Figure 3-10
BRSP Subphase 1C – Water Facilities
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Figure 3-11
BRSP Subphase 1C – Sewer Facilities
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During the CAL FIRE declared fire season, understory brush within the MSFB, including annual
grasses and dead vegetation, would be maintained at a height of four inches or less. Maintenance
would occur as frequently as necessary to ensure proper reduction of vegetation height, and no
less than once per year, according to the Fire Safe Plan (see Appendix G) prepared for the project.

Grading Activities
Similar to the BRSP Development Standards and standard County requirements, which restrict
any construction activities in areas with slopes greater than 30 percent, the identified 30 percent
slope line within the project site, as shown on Figure 3-6, would serve as the building setback
line, where the 30 percent slope edge is greater than the typical development standard defined
setback. The only proposed grading disturbance in slope areas greater than 30 percent would be
for the construction of the proposed drainage outfalls and flume crossings of the Caperton Canal
and the proposed rock cobble cutoff v-ditch.
It should be noted that Lots 13 through 25 along the north side of Road A and the proposed LDR
lots (Lots 29 through 34) are proposed as custom, non-pad graded home lots. Individual grading
plans will be reviewed by the County for these lots prior to home construction. Thus, grading
activities would be primarily restricted to the upper elevations of the ridge predominantly within
the southern portion of the project site.

Annexation
The proposed project would require annexation of the project site into Placer County SMD 1 for
the provision of sewer services, subject to approval by the Placer County Board of Supervisors.
As part of the proposed annexation, the project would be subject to payment of applicable
annexation fees pursuant to Section 13.12.260 of the Placer County Code.
In addition, the proposed project will be conditioned to annex into the Bickford Ranch Community
Facilities District (CFD) for applicable services.

Design Exception Request
The proposed project involves a request for an exception to the Placer County standards
regarding design speed, as defined by Section 4.03 of the County’s Land Development Manual,
in two locations. The proposed private street and cul-de-sacs within the project site (Road A),
which is fully consistent with the BRSP Development Standards, provides access to the 28 MDR
lots, and the six LDR lots. The cul-de-sacs at the east and west ends of Road A would serve as
the primary access points for the project’s proposed six LDR lots in excess of one acre in size,
three of which are located on the eastern side of the project site and three on the western side.
Access for each of the lots would be provided by private 20-foot paved lanes (Lanes B and C)
located within a 24-foot private roadway easement.
While each of the proposed private street to private lane transitions is designed with a 25-foot
minimum turning radius to allow for full emergency vehicle access, neither lane meets the 25
miles per hour (mph) design speed requirement for residential streets, as defined by Section 4.03.
However, the terminus and transition from the 40-foot private street to a 20-foot private lane at a
fully improved cul-de-sac would naturally serve to slow speeds to 15 mph or less. Additionally,
the two locations cannot accommodate a turning radius that adheres to a 25-mph design speed.
The design of the transition from the private street to the private lane requires the reduction of
speed with a transition to what is intended to be effectively a private lot driveway. As such, the
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project proposal requests a design exception to the 25-mph design speed requirement to use a
15-mph design speed at the defined locations of each end of the private street (Road A).

3.6

PROJECT PUBLIC APPROVALS

The County of Placer has discretionary authority and is the lead agency for the proposed project.
The proposed project would require County approval of the following entitlements:




General Plan Amendment to change the land use designation of the project site from
Agriculture/Timberland 10-Ac. Min. to MDR (13.85 acres) and LDR (11.10 acres);
Rezone from F-B-X 10-Ac. Min. to RS-B-8 (13.85 acres) and RS-B-10 (11.10 acres); and
Vesting Tentative Subdivision Map.

The following additional County approval is required:



Annexation into Placer County SMD 1; and
Annexation into Bickford Ranch Community Facilities District for applicable services.

Review or Approvals by Other Agencies
A number of other agencies will serve as Responsible and Trustee Agencies, pursuant to CEQA
Guidelines Section 15381 and Section 15386, respectively. This EIR will provide environmental
information to these agencies and other public agencies, which may be required to grant
approvals or coordinate with other agencies, as part of project implementation. These agencies
could include, but may not be limited to, the following:





Placer County Conservation Program Authorization
Placer County Water Agency – Related to construction in proximity to Caperton Canal.
Regional Water Quality Control Board – National Pollutant Discharge Elimination System
(NPDES) Permit and Section 401 Water Quality Certification.
Placer County Air Pollution Control District.
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