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3 LAND USE

This chapter sets forth the overall land use planning framework for
both development and conservation within the Plan Area and on the
East Parcel. In tandem with the Development Standards and Design
Guidelines (Appendix B) this section establishes the overall policies
and development standards applicable to the land use activities
within the Plan Area. It includes the types and intensities of uses
for land and buildings in proposed development areas. Figure 3.1-
Site Land Use and Zoning illustrates the pattern of development
permitted within the Plan Area.

The Land Use Plan implements the SVGPLUO goals by designating
land for tourist-related resort-residential, visitor accommodations,
commercial services, recreation facility development, and employee
housing. Development permitted under this Plan stays within
the carrying capacity of the Plan Area as well as the development
levels described in the SVGPLUO (see Appendix B for additional
information).

Under SVGPLUO zoning, up to approximately 3,754 bedrooms could
be constructed within the Plan Area, equating to approximately
1,877 dwelling units (not including employee housing) using
standard rates of 2.0 bedrooms per unit. The Specific Plan allows for a
maximum of 1,493 bedrooms and 850 units, a substantial reduction.
The East Parcel zoning would allow for housing of 300 employees.

The Land Use Plan designates land uses; however, refinements to the
boundaries between land uses, in substantial compliance with this
Plan, may be required to accommodate technical issues that arise
during subdivision design.

This chapter is to be used in conjunction with the other chapters
of the Specific Plan. The Standards and Guidelines presented in
Appendix B establish the specific regulations for the various land use
designations in the Plan Area. These standards amend and supersede
the applicable sections of the SVGPLUO as it applies to the Plan
Area. However, standards or regulations that are not specified in the
Specific Plan shall default to the SVGPLUO for applicable provisions.

3.1 LAND USE CONCEPT

Squaw Valley has long been identified by Placer County as an
important recreation resource where “maximum use should be made
of its potential consistent with good conservation and development
practices” (page 3, SVGPLUO). In addition to downhill skiing, the
Village contains recreation opportunities such as ice skating, cross-
country skiing, biking, access to hiking trails, horseback riding,
and swimming. As described in Chapter 1, the intent of the Specific
Plan is to guide the growth and development of the Village area as a
recreation-based, all-season mountain resort.

A
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The Land Use Plan envisions tourist-related neighborhoods that
include a range of year-round transient lodging, resort-residential,
commercial, and recreational uses clustered around a distinct Village
Core. The development pattern has been compactly organized to fit
into the existing developed areas while simultaneously preserving
important scenicvistas, providing convenient access to the mountain,
and creating a vibrant mixed-use environment. The Specific Plan is
generally organized into two main environments from the most
intensely developed areas in the Village Core, to the less intensively
developed areas in the Village Neighborhoods. See Figure 3.2 for
the locations of the two neighborhoods, and individual descriptions
below:

+ The Village Core - The heart of the Village with a wide mix of
uses and activities concentrated near the ski slopes and the
existing Village. The highest intensity of land use including
lodging, the Mountain Adventure Camp, and commercial
establishments will be focused here around a network of
pedestrian paths and gathering spaces.

+ The Village Neighborhoods - Primarily high-density

mixed-use/resort-residential areas, including condo hotels,
fractional, and timeshare uses. In the northern areas,
medium density fractional properties provide a transition
from resort residences to the surrounding forested areas.

3.2 LAND USE AND GOALS

The following land use goals and policies emphasize creating a
distinct Village Core, from which the surrounding tourist-related
neighborhoods and recreational facilities are connected to create a
recreation-based mountain resort:

Goal LU-1:

Goal LU- 2:

Goal LU- 3:

Goal LU- 4:

Policy LU- 1:

Policy LU- 2:

THREE - LAND USE

Create an active, integrated resort atmosphere
centered on a pedestrian-oriented Village Core.
Promote vertical development to reduce sprawl and
create a walkable village.

Promote development that is sensitive to the natural
environment and the Olympic Valley community,
particularly principal views of the mountain peaks
and hillsides to reinforce connections to the mountain
environment.

Develop a resort community that is vibrant
throughout the year.

Draw visitors year-round and enhance the economic
base of the community by offering a diversity of
recreational, resort-residential, commercial and
lodging options beyond those specifically geared
toward the winter season.

Establish a conservation corridor for Squaw Creek to
allow for a comprehensive, coordinated approach to
future enhancement and restoration.

Provide foreducational and recreational opportunities
that promote conservation and a healthy, active
lifestyle (e.g. recreation facilities, interpretive signage
at restoration areas, multi-purpose trails).

——dy
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THREE - LAND USE

LEGEND

VC-C Village Commercial - Core

VC-N Village Commercial - Neighborhood

V-P Village - Parking

V-HC Village - Heavy Commercial

V-FR Village - Forest Recreation

V-FR Village - Forest Recreation (w/ utility overlay)
V-CP Village - Conservation Preserve

EC Entrance Commercial

Z>

0 2000 4000 600

FIGURE 3.1- SITE LAND USE AND ZONING
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THREE - LAND USE

LEGEND

Village Core

Village Neighborhood ——
East Parcel o 200 400 600 N

FIGURE 3.2- PROJECT NEIGHBORHOODS

Note: The [llustrative Concept Plan depicts a representative site plan to show the development that could occur based on the zoning and design standards set forth in the
Specific Plan. The Specific Plan provides flexibility regarding the placement and design of individual buildings. For this reason, the Illustrative Concept Plan is subject to
change.
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THREE - LAND USE

Policy LU- 3: Concentrate development in already disturbed or
developed areas.

Policy LU-4: Provide a diversity and critical mass of visitor
accommodations and resort-residential units (e.g.
hotel rooms, rental or ownership condominium units,
timeshare condominiums, single family units, multi-
family units).

Policy LU- 5: Provide access to passive and active recreational
activities that can be enjoyed by the entire Olympic
Valley community.

Policy LU- 6: Provide an array of services and amenities within the
Plan Area in order to minimize the reliance on vehicles
and provide adequate pedestrian and circulation
improvements with each phase of development.

3.3 LAND USE DESIGNATIONS

The following section describes the intent of each of the Specific Plan
land use designations and the types of land uses that are allowed in
each category. Refer to Figure 3.1- Site and Land Use Zoning, Table
3.1- Land Use Summary, and Table 3.2- Allowed Uses. The land
use designations and the accompanying figure and table provide
the framework for future land use decisions within the Plan Area.
The Development Standards and Design Guidelines in Appendix
B are crafted to ensure that commercial and resort-residential
development is of high quality, and consistent with the land use
policies identified above. Additionally, a Design Review application

will be submitted to the County for each project or every parcel to
ensure compliance.

Section 8.3.4in Chapter 8, Implementation, describes the mechanism
to be used to ensure that the densities shown in Table 3.1 and the
total bedroom count for the Plan Area are not exceeded.

The Specific Plan includes the following land use designations:

VILLAGE COMMERCIAL - CORE (VC-C)

The intent of the Village Commercial - Core land use designation is to
guide the development of a pedestrian-oriented, mixed-use central
area. As the focal point of social and economic vitality within the
Plan Area, this area provides an environment that is interesting to
pedestrians, contains opportunities for events and gatherings, and
removes conflicts between pedestrian and vehicular circulation.
Pedestrian circulation shall be safe and convenient, and well
connected to all facilities by a network of walks, sidewalks, plazas,
and courtyards. Facilities in this area shall provide ample cultural
and recreational opportunities within walking distances of each
other.

Despite the higher density nature of a pedestrian retail core, principal
views of the surrounding mountain peaks and hillsides guide the
development pattern to ensure the connection to the mountain
environment. Uses include resort-residential and tourist commercial
(multi-family, single-family, timeshare, fractional, vacation clubs,
hotels, condo hotels), recreation, skier services, parking facilities,
utilities, and other recreation and resort based amenities. The

e
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THREE - LAND USE
Existing
Maximum Maximum Average Maximum Commercial
Area  Maximum Total Bedroom Bedroom Commercial Space tobe | Percentage
Land Use Designations (acres) Total Units Bedrooms Density per Lot Density per Lot Space Removed | of Plan Area
Main Village Area
B vcc  Village Commercial - Core  12.79 517 883 183 bed/ac 91 bed/ac 223,369 54,937 13.7%
ven  Village Commercial- 18.47 333 610 79 bed/ac 40 bed/ac 40,364 36,585 19.8%
Neighborhood
e Village - Parking 10.57 11.3%
B v Vilese Heavy 2.85 10,000 3.1%
Commercial
Subtotal 44.68 850 1493 273,733 91,522 47.9%
V-FR  Village - Forest Recreation = 15.53 16.6%
- V-CP Village - Conservation 16.72 18.0%
Preserve
Subtotal 32.25 0 0 34.6%
Total Main Village Area 76.93 273,733 91,522 82.5%
East Parcel Max. Employees
e Entrance Commercial 3.96 50! 150 300 20,000 5.6%
- V-CP Village - Conservation 410 3.0%
Preserve
Total East Parcel 8.06 50 150 20,000 0 8.6%
Other
Roads 8.34 8.9%
Total 93.33 900 1643 297,733 91,522 100.0%
TABLE 3.1- LAND USE SUMMARY
Note: This Commercial square footage includes replacement of existing commercial uses and maintenance facilities. Development within the Plan Area shall not exceed the
maximum units and commercial square footage shown.
* Employee units may include a mixture of dormitory housing, studios, condominiums, and apartment units
Do AL
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THREE - LAND USE

Mountain Adventure Camp, the primary activity center of the Plan
Area, is in Village Commercial-Core (allowable uses outlines in Table
3.2). These uses are intended to include amenities that attract guests
in both all year round. Many of the services and amenities will be
available both to resort guests, day visitors, and members of the
broader community.

VILLAGE COMMERCIAL - NEIGHBORHOOD (VC-N)

The intent of the Village Commercial - Neighborhood land use
designationistoguide the development of mixed-used neighborhoods
that have a village hospitality emphasis and are complementary to
the Village Core. These areas are well connected to the Village Core via
a network of walks, sidewalks, plazas, and courtyards. Uses include
resort-residential and tourist commercial (multi-family, timeshare,
fractional, vacation clubs, hotels, condo hotels). In addition, spas
and health care services, skier services, recreational and resort based
facilities, and related ancillary uses would be allowed.

VILLAGE- HEAVY COMMERCIAL (V-HC)

The intent of the Village - Heavy Commercial land use is to establish
an area for uses related to ski resort and related operations. This land
use provides space for heavy equipment maintenance, storage, and
construction-related shop space. Uses in this area include offices,
mountain maintenance facilities, service stations, and parking.

VILLAGE - FOREST RECREATION (V-FR)

The intent of the Village - Forest Recreation land use designation is
to retain the general character of the forest environment while at the
same time permitting active recreational development. Recreational

facilities in these areas may be privately or publicly funded. The
development of new ski lifts shall be coordinated with development
of parking, circulation, and transit to adequately meet the needs
of the increased lift capacity. Structures within these areas shall
not adversely affect the general character of any adjoining Village
- Conservation Preserve areas. Setback distances from adjoining
Village - Conservation Preserve areas shall be determined through
the Design Review process. Uses in these areas include ski lifts, ski
trails, mountain amenities, snow storage, tennis courts, playgrounds,
parks, surface parking, and other mountain related amenities.

A propane utility overlay has been added to the V-FR zoning
designation for Lot 28 to allow for certain utility exceptions which
shall explicitly apply to Lot 28. The utility allowances include
propane storage, propane filling station and necessary screen walls
and landscaping to help shield these uses from public view.

VILLAGE - CONSERVATION PRESERVE (V-CP)

The intent of the Village - Conservation Preserve land use designation
is to preserve the natural beauty and ecological resources of the
Olympic Valley by identifying land to be preserved or restored to a
natural or near-natural state. The Squaw Creek stream environments
covered by thisland use designation allow for important ground water
recharge functions, natural filtration, storm drainage, and fish and
wildlife habitats. Within these areas recreational facilities consistent
with adopted standards shall be allowed. These developments
shall be limited to those which are compatible with the natural
open space characteristics of the areas and which generally do not
require significant grading, large impervious surfaces, or significant
alteration of land. Uses within these areas include public serving
accessory buildings under 400 gross square feet, passive recreational

e
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uses that do not require structures or impervious surfaces greater
than 400 square feet, multi-purpose trails, and picnic areas.

VILLAGE — PARKING (V-P)

Two large parcels located between Squaw Valley Road and the Village
are dedicated to meeting the day skier, day visitor, and related
parking needs of the project. Allowable uses include surface parking,
parking structures and temporary uses such as farmer’s markets and
civic and community or commercial events.

ENTRANCE COMMERCIAL (EC)

This zone applies to the East Parcel and allows for employee housing,
parking, and resort-supporting services such as warehousing and
distribution, as well as limited commercial and retail uses.

3.4 ZONING DESIGNATIONS

The Specific Plan establishes zoning districts which implement the
desired densities and character of the Plan Area. The zoning districts
are the same as the land use designations in this plan. Regulations
or components not described within the Specific Plan shall default
to the SVGPLUO and/or the Placer County Zoning Ordinance for
applicable provisions. An "overlay” may be applied to a particular lot
in order to identify special provisions unique to that area that are in
addition to provisions applicable to the underlying base zone.

An "overlay" may be applied to a particular lot in order to identify
special provisions unique to that area that are in addition to
provisions applicable to the underlying base zone.

THREE - LAND USE
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THREE - LAND USE

A. Residential

Land Use Designations

Single-family Dwellings -- C - - - - -
Community Care Homes - C - - - - -
Fractional Ownership

. . . CUP | CUP - - - - _
Residential Properties
Multi-family Residential CUP | CUP -- -- - - -
Planned Unit Developments CUP | CUP -- - - - -
Timeshare Condominiums CUP | CUP -- - - - -
Condominiums CUP | CUP -- - - - -
Rooming and Boarding A A
(not to exceed 4 persons)
Employee Housing MUP MUP | -- - - - | MUP
Accessory Buildings A A - - - - A

B. Public Serving

Land Use Designations

Library MUP | MUP | -- -- -- --
Structures/Corporation Yards/
Uses for the Operation of a MUP | MUP | MUP | -- -- -- | MUP
Public Utility
Propane Tanks (Lots 19 & 28) C C
Structures/Uses for the
Performance of a Governmental | MUP | MUP | MUP | -- - -- | MUP
Function
Public Water Supply Wells A A A A A A A
Accessory Buildings (not to

A A A A A A A
exceed 200 sf gross floor area)
Public Restroom A A A A A A

TABLE 3.2- ALLOWED USES

Note: Refer to Appendix A- Definitions for land use definitions. Existing uses are allowed to remain until they are no longer in use and/or are replaced.

R
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Key to Permit Requirements

(as defined Placer County Zoning Ordinance):

A

Allowed uses

MUP

Minor Use Permit

cup

Conditional Use Permit

TOE

Temporary Outdoor Event

C

Zoning Clearance Required

Not Allowed

Projects under 20,000 gsf allowed; over 20,000
gsf require MUP

Projects that disturb less than 2,500 sf allowed;
more than 2,500 sf of disturbance requires MUP

These events are allowed if attendance is less than
750 people. Events with more than 751 people
shall require a TOE

Restricted to trailhead parking with a maximum
of 20 spaces in any one location

++

Only applicable to Lots with Propane Utility
Overlay

9
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THREE - LAND USE

C. Recreation, Education, and Public Assembly

Land Use Designations VC-N - V-FR -

Amusement and Recreational
+ + - - - - +
Enterprises
Child Day Care Centers C C - - - - -
Houses of Worship * * -- -- -- -- --
Helicopter Skiing - - - - - - | MUP
Linear Parks and Trails A A A A A A A
Private Recreation Facilities + + - - - - - Key to Permit Requirements . .
(as defined Placer County Zoning Ordinance):
Public Recreation Facilities + + -- -- - - +
A Allowed uses
Riding, Hiking, and
o - A - A A - A MUP Minor Use Permit
Cross-country Ski Trails
Picnic Areas A A - A A - A CUP Conditional Use Permit
Outdoor Amphitheater MUP | MUP | -- - |MUP| -- TOE Temporary Outdoor Event
Public and Privat. i j
P? ican ) rzw; ; i Mop | Mup | - ~lmoel — | mup C Zoning Clearance Required
aygrounds an arkKs - NOtAZZOWed
Stables and Corrals -- - - - |MUP| - - ]
Ski Lifts, Ski Trails and up . Pr](c)]ects .unlc\lde;] 12)0,000 gsf allowed; over 20,000
Mountain Amenities gsrrequire
Tennis Courts C C - - c |IMUP| cC .\ Projects that disturb less than 2,500 sf allowed;
) ) more than 2,500 sf of disturbance requires MUP
Schools (public or private) - C - - - - C
Arcad A A A These events are allowed if attendance is less than
reades ’ 750 people. Events with more than 751 people
shall require a TOE
0 Restricted to trailhead parking with a maximum
of 20 spaces in any one location

Note: Refer to Appendix A- Definitions for land use definitions. Existing uses are allowed to remain until they are no longer in use and/or are replaced.

Do AL
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THREE - LAND USE

D. Tourist Commercial

Land Use Designations VC-N - V-FR -

Clubs and Lodges C C - - - - C
Hotels and Condo Hotels CUP | CUP - -- - - -
Condominiums CUP | CUP - - - - -
Restaurants without drive-up
. C C - — . _ ct
windows . )
Nightclubs and Taverns C C - - - N » Key to Permit Requirements

(as defined Placer County Zoning Ordinance):
Spa C C - - - - - A Allowed uses

MUP Minor Use Permit

E. Neighborhood Commercial

CUP Conditional Use Permit
Land Use Designations VC-N - V-FR -
TOE Temporary Outdoor Event

Retail Establishments C C - - - - C : :
P Py . C Zoning Clearance Required

Financial Institutions without c c c

drive-up windows - Not Allowed

Grocery and Liquor Stores MUP | MUP | - =~ =~ - |MUP . Projects under 20,000 gsf allowed; over 20,000

Services Establishments C C - - - - C gsf require MUP

Home Occupations = ¢ - - - - - . Projects that disturb less than 2,500 sf allowed;
more than 2,500 sf of disturbance requires MUP

E. Office / Business Services These events are allowed if attendance is less than

Land Use Designations - VC-N - V-FR - ° 750 people. Events with more than 751 people

Offices C C C B B B C shall require a TOE

Real Estate Sales Office C C -- - - - - 0 Restricted to trailhead parking with a maximum

of 20 spaces in any one location

Note: Refer to Appendix A- Definitions for land use definitions. Existing uses are allowed to remain until they are no longer in use and/or are replaced. Clubs and Lodges,
Restaurants without drive-up windows, nightclubs and taverns, and spas need MUP if over 20,000 sf.

e
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G. Miscellaneous

Land Use Designations

Stand Alone Parking Garages MUP | MUP | -- -- -- | MUP | MUP
Service Stations MUP| - |MUP| -- - - -
Ski Maintenance Facilities MUP | MUP | MUP | -- -- -- | MUP
Surface Parking Lots A A A - |CUPO| A A

H. Temporary Uses

Land Use Designations

Civic/Community Events A A° - -- -- A° | TOE
Festivals A° A° - - - A° | TOE
Live Entertainment Events A | A° - - - A° | TOE
Seasonal Camp Facilities TOE | TOE | -- - -- | TOE | TOE
Seasonal Parking TOE | TOE | -- -- -- A | TOE
Schools (Public or Private) MUP | MUP | -- - - - A°
Construction Facilities A | A° A - - A | A°
Interim Ski Services A | A° A - - A | A°

THREE - LAND USE

Key to Permit Requirements
(as defined Placer County Zoning Ordinance):

A Allowed uses
MUP Minor Use Permit
cup Conditional Use Permit
TOE Temporary Outdoor Event
C Zoning Clearance Required
- Not Allowed
. Projects under 20,000 gsf allowed; over 20,000
gsf require MUP
. Projects that disturb less than 2,500 sf allowed;
more than 2,500 sf of disturbance requires MUP
These events are allowed if attendance is less than
° 750 people. Events with more than 751 people
shall require a TOE
0 Restricted to trailhead parking with a maximum

of 20 spaces in any one location

Note: Refer to Appendix A- Definitions for land use definitions. Existing uses are allowed to remain until they are no longer in use and/or are replaced.

)
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THREE - LAND USE

USE TYPE PARAMETERS USE TYPE PARAMETERS
Mechanical Rooms General Trampoline/Jump Centers Dry
Parking General Rock/Boulder Climbing Dry/Wet
Restrooms General Ropes Course Dry/Wet
Service Area General Zip Lines Dry/Wet
Storage General Action River Wet
Arcades Dry Aerial Training Facilities Wet
Arts and Crafts Dry Jacuzzis/Hot Tubs Wet
Bowling Dry Maximum 30 Lanes Kids Pools Wet
Fitness Facilities Dry Lazy River Wet
Food and Beverage Facilities Dry Maximum 15,000 Rafting Wet
square feet X
Group Meeting Venues Dry Maximum 12,000 Rope Swings Wet
square feet Saunas Wet
Locker Rooms Dry Showers Wet
Member’s Lounge Dry Steam Rooms Wet
Miniature Golf Dry/WET Stand Up Paddle Board Wet
Performing Arts Dry Swimming Pools Wet
Retail Dry Therapeutic Pools Wet
Simulated Sky Diving Dry Wading Pools Wet
Theatre Dry Maximum 300 seats Wake Boarding Wet
Skate Park Dry Water Games Wet
BMX Park and Course Dry Water Skiing Wet
Water Slides Wet
Waterfalls Wet
Wave Pool Wet
Wave Rider Wet

TABLE 3.3-ALLOWABLE ACTIVITIES, AMENITIES AND USES IN MOUNTAIN ADVENTURE CAMP

e
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3.5 EMPLOYEE HOUSING

Squaw Valley provides a range of residential and lodging types, but
as a mountain resort oriented community, much of the housing
is not affordable to many resort employees, particularly seasonal
employees. This creates not only a hardship for those working at the
resort facilities, but may have adverse environmental consequences
if employees have to drive long distances between work and home.

The Placer County General Plan requires that new development in
the Sierra Nevada and Lake Tahoe areas provide for housing for 50
percent of the full-time equivalent (FTE) employees generated by a
development project. Figure 3.3- Squaw Valley East Parcel shows one
potential solution. Squaw Valley would add more employees as new
resort-residential, transient, and related development occurs.

Goal HS-1: To provide affordable opportunities for employees
to live in proximity to their place of work, consistent

with Section 2-C of the Placer County General Plan.

Policy HS-1: Provide affordable housing for a portion of its
employees as specified in the Placer County General
Plan through one or a combination of the following
measures:

+ Construction of on-site employee housing;

+ Construction of off-site employee housing;

THREE - LAND USE

4+ Dedication of land for needed units; and/or

+ Payment of an in-lieu fee.

Policy HS- 2:

Policy HS- 3:

Policy HS- 4:

The calculation of the number of required employee
housing units shall be based on the full time
equivalent number of new employees associated
with new development under the Specific Plan. In
addition, any existing units that are currently used for
employee housing and are removed to accommodate
new development shall be added to the calculation of
units required to be provided within the phase during
which the units are removed. Employee housing units
within the Plan Area shall not be counted toward the
calculation of maximum density.

Provide incremental employee housing for 50% of
full time equivalent employees (FTE) generated by
the project by the end of the phase during which the
job was created. A minimum of 50% of the requisite
housing will be located within the Olympic Valley.

Where feasible, employee housing shall be located in
close proximity to transit and to goods and services
needed by the employee population (e.g., grocery
stores, restaurants) . This will minimize the distances
employees must travel by car and alleviate long travel
times for employees without vehicles.

—dl
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THREE - LAND USE

Policy HS- 5:  Provide enhanced common areas, appropriate kitchen
facilities, centralized laundry, fitness center, outdoor
recreation areas, and other comparable services.

Policy HS- 6: Prior to recordation of each small lot tentative map,
the applicant shall prepare and the County shall
approve, an Employee Housing Plan that describes
how the employee housing requirement for that map
will be met.

Policy HS- 7: Efforts shall be made to identify affordable housing
sites within the Olympic Valley that are obtainable
and economically feasible for the developer and
convenient for employees. Employee housing may
also be located outside of the Olympic Valley.

e
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THREE - LAND USE

o 50 100 150 200 N

FIGURE 3.3- SQUAW VALLEY EAST PARCEL

Note: The [llustrative Concept Plan depicts a representative site plan to show the development that could occur based on the zoning and design standards set forth in the

Specific Plan. The Specific Plan provides flexibility regarding the placement and design of individual buildings. For this reason, the Illustrative Concept Plan is subject to
change.
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THREE - LAND USE

VISUAL RENDERING OF CONCEPTUAL PLAN FOR THE EAST PARCEL

Note: The [llustrative Concept Plan depicts a representative site plan to show the development that could occur based on the zoning and design standards set forth in the
Specific Plan. The Specific Plan provides flexibility regarding the placement and design of individual buildings. For this reason, the Illustrative Concept Plan is subject to
change.
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