COUNTY OF PLACER
Community Development/Resource Agency

Michael J. Johnson, AICP - ' ‘ PLANNING

Agency Director

MEMORANDUM
TO: Haonorable Board of Supervisors |
FROM: Michael J. Johnson, AICP
CDRA Director
DATE: February 10, 2009

SUBJECT:  Northstar Highlands Il (PSUB20060609), Vesting Tentative Subdivision Map,
Conditional Use Permit, Rezoning, Final Environmental impact Report (SCH No. 2003-012086)

ACTION REQUESTED: .

The Board is asked to approve a Rezoning to change the zoning designation of a 4.4-acre site (Lot
12 on the Tentative Subdivision Map) from TPZ {Timberland Production} and FOR {Forest) to RM-
D5-PD-15.0 (Residential Multi-Family, Combining Design Sierra, Combining Planned Development
of 15 dwelling units per acre}). The purpose of the rezone request is to accommodate a 32-unit
employee housing complex. Staff brings forward the Planning Commission's recommendation {o
approve the project.

BACKGROUND:
In 1971, Placer County approved a Master Plan for the Northstar-at-Tahoe project. That Master Plan
established a variety of residential, commercial and public facility improvements within the
boundaries of the Northstar-at-Tahoe development. The land uses set forth in the 1571 Master Plan
were reflected in the 1975 Mariis Valley General Plan and updated in the 2003 Martis Valley
Community Plan.

The Martis Valley Community Plan recognizes and plans for the ongoing development of the
Northstar-at-Tahoe community as a major ski resort with related year-round and seasonal residential
development. The Northstar-at-Tahoe community is approximately 8,000 acres. The total amount of
residential development that can be accommodated at Northstar-at-Tahoe is 3,300 units, exclusive of
employee housing. The Highlands project occupies the mid-mountain area and is planned to
accommodate transient lodging and multiple-family residential ownershup epportunities.

ACTION OF THE PLANNING COMMISSION:

On January 8, 2009, the Planning Commissicn unanimeusly approved the Northstar Highlands
Phase Il project. The project allows for the applicant to develop Phase 1l of the Northstar Highlands
project to establish a Planned Development for up to 576 clustered multifamily and townhome units
{including the development of B¢ units previously approved with the Morthstar Highlands Phase |
project), including both whole-ownership and fractionai residences, up to 200 commercial
condominiums (to allow for the division of common area within the development — including hallways
and common closets — and the division of the 4,000 square feet of commerciat space intended for a
ski shop, rentals, and some miscellaneous retail}, and 32 employee housing units. Included in the
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project approval were accessory facilifies including tennis courts, new and relocated ski trails, and
the construction of a private chapel.

REZONING:

The employee housing cemponent of this project requires a rezone of approximately 4.4 acres from
TPZ and FOR to RM-DS-PD-15.0. As set forth in Section 17.16.010 A 2 (Timberland Production —
Purpose and intent) of the Placer County Code, the TPZ zone is intended t¢ be an exclusive area for
the growing and harvesting of timber. By way of background, TPZ was established in State law in
1976 as an alternative to the Wiliamson Act for the growing and harvesting of timber. Land uses
under a TPZ zone are restricted for a minimum of ten years to growing and harvesting timber and to
compatible uses. Such zoning allows fand to be valued for property taxation on the basis of its use
for growing and harvesting timber.

The purpose cf the rezone request is to allow the construction of employee housing within the Phase
It boundaries of the Northstar Highlands project. Due to the required 10-year roll-out provisions set
out in state law, the actual rezone of Lot 12 from TPZ to a residential land use would not ge into
effect for ten years. Staff has concluded that the employee housing needs of this area would support
the rezone request. In addition, staff concurs with the applicant's assessment that the current
employee housing built with Phase | of the Highlands project will be adequate to address the
employee housing needs of this project for the next 10 years.

RECOMMENDED ACTION:
Staff recommends that the Board of Supervisors take the following actions:

1. CEQA

a. Confirm that the Board has reviewed and considered the Northstar Highlands Master Plan
Final EIR {SCH No. 2003-012086), and affirms the Pianning Commission’s certification of the same
by finding the Final EIR adequate and compiete and a reflection of the Board's independent
judgment and analysis.

b. Affirm the Planring Commission's adoption of the Phase II- -findings {as shown in Exh|bn 3} and
approval of the Mitigation Monitoring Implementation Plan as set forth in Exhibit 5.

2. REZONE
Adopt the ordinance approving the rezoning of 4.4 acres of the parcel identified as APN 110-081-014
within the Highlands I Northstar-at-Tahoe development (as shown in Exhibit 2), from TPZ
(Timberand Production) and FOR (Farest) to RM-DS-PD-15.0 {Residential Multi-Family, Combining
Design Sierra, Combining Planned Development of 15 dwelling units per acre). {Because of the 10-
year roll-out period required by State law, no specific findings are required of this action.)

Respegtfully submitted,

MICHAEL J. JOHNSON, AICP
AgencyDirector



ATTACHMENTS:

Exhibit 1 - Viginity Map
Exhibit 2 — Ordinance to Amend Placer County Code, Chapter 17, Rezoning the property of CNL Income
Northstar LLC.

Exhibi 3 — CEQA Findings

Exhibit 4 —Initial Study

Exhibit 5 — Mitigation Monitoring Implementation Plan

[ Michae! Johnson - CORA Director
Hoily Heinzen — CEO Office
Karin Schwab — County Counsel
Scott Finley — County Counsel
Engineering and Surveying Depariment
Environmental Healih
Andy Fisher - Parks Deparlment
Air Paliution Control Department
Department of Public Works
Applicant
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Before the Board of Supervisors
County of Placer, State of California

In the matter of: AN ORDINANCE AMENDING Ordinance No.
THE PLACER COUNTY CODE CHAPTER 17,

RELATING TO THE REZONING OF THE

NORTHSTAR HIGHLANDS I PROPERTY

{PSULR20040609)

The following Ordinance was duly passed by the Board of Supervisors
of the County of Placer at a regular meeting held February 10, 2009,
by the following vote:

A_‘}’ES:

Nocs:

Absent:
Signed by me after ils passage

. Chair
Board of Supervisors
Attest: -

Ann Holman
Clerk of said Board

THE BOARD OF SUPERVISORS OF THE COUNTY OF PLACER HEREBY FINDS
THE FOLLOWING RECITALS ARE TRUE AND CORRECT:

1. The proposed rezoning of a portion of APN 110-081-014, the property of comptising a portion of the
Northstar Highlands 11 project, from TPZ (Timberland Production) and FOR ([Forest) to RM-DS-PD-
15.0 {Restdential Multi-Family, Combining Design Sierra, Combining Planned Development of 15
dwelling units per acre), is compatible with the objectives, policies, and general land uses specified by
the Martis Valley Community Plan, and is otherwisc consistent with the existing uses in the immediate
area surrounding the project site.

2. Notice of all hearings required by statute and ordinance has been given and all hearings have been
held as required by statute and ordinance.

NOW, THEREFORE, BE IT ORDAINED BY THE BOARD OF SUPERVISORS OF THE
COUNTY OF PLACER:

Section 1:  That the portion of the Placer County Code, Chapter 17, relating to the rezemng of a portion
of APN: 110-081-014, the property comprising a portion of the Northstar Highlands I project is hereby

EXHIBIT 2 7



amended from TPZ (Timbetland Production) and FOR {Forest} to RM-DS-PD-15.0 (Residenual Mulu-
Family, Combining Design Sierra, Combining Planned Development of 13 dwelling units per acre), as
shown on Exhibit A, attached hereto and incorporated herein by reference.

Section 2:  This ordinance shall take effect and be in full force and effect upon thirty (30) days after its
passage. The Clerk is directed to publish a summary of this ordinance within fifteen (13) days 1n
accordance with Government Code Section 25124,

Ordinance No. _
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Northstar Highlands 1
CEQA Findings
Use of Prior Certified Final Environmental Impact Report
(SCH Mo, 2003012086

1.
INTRODUCTION

The Envivonmental Impact Report BIR prepared for the Northstar Highlands Masier
Plan Project ("Master Plan™) addresses the impacts of the Thghlands proiect located at
Northstar-at-Takoe  The Highlands 1T project (*Project”} is the sccond development phase
that was {ully reflected in the Nortkstar Highlands Master Plan.

As descrtbed w the July 2004 Draft CIR and the Februzry 2005 Final EIR, the Master
Plan consists of up to 1,430 residensial units, a hotel with up 1w 233 reoms and approximately
12,000 square feet of retail and dining uses, 20,000 square feet of spa uses, 30,008 square feet
of skier service uses, an ouwtdoor amphitheatre with capacity for up to 3,500 people, relocated
and madified sk trailz, an intercept parking lot, an emplovee parking lot, relocation of an
NCSD Maintenance Facidiiy Site, and relocation of the Mortastar Cross Country faciliy. The
Highlands EIR alse avalyzes the construction of up to 270 unns of employee hovsing on three
sites near the site of the Highlands Master Plan. The cerufied IR analvzes the unpacts of all
of these aclivities al a programmatic level of detail and the phase 1 project features at a project
level, The master plan and phase § project was approved by he Placer Courty Planning
Commission on February 23, 2005,

The Highlands 11 proiect consists of a Vesting tentative map and condional use permit
to developr 376 residential units (22 rownbomes and 334 condominivms), up fo 200
cormnersia] condommiums, {000 sqoare feet of commercial/skier service uses, 13 000 square
feet of common homeovwners facilities, canstruction of tennis courts and new and relocaled sk
wrials, development of a 1,000 square foot non-denominanonal chapel, development of 32
employee housing umies, estabhishiment of packing, setback and herght stendards for a planned
development and rezone from TPZ and FOR to RM-Ds-P-15.0 affecting a 4.4-acre area. All
of these uzes were considered as part of the Master Condhitional se Permit for the Northstar
Highlands project. in addition, the Northstar Highlands EIR addressed all such unpeacts at a
programmatc level.

An Inital stady was prepared lor Highlands 11 pursvant to Secuon 15108 of the
California Envtrommental Quality Act Guidehines. Secton 15168 allows the use of a written
checklist to document the evaluation of the site and the acuvity, 1o determing whether the
environmenial effects of the operation were covered in the earhier Program EIR. The Program
EIR was used as the basis of the Initial Study for determining whether the Northstar flighlands
I projzcr may have any stznificant effects. The program EIR s incorporated hy referznce 1o

EXHIBIT 3
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Iorthsiar Highlands 1
CLEQA Findings
Use of Prior Certified Final Environmental Impact Report
(SCH No. 26030612686

address vegional influences, secondary effects, cumulative impacis, broad alternatives, and
other factors that apply to the program as a whole.

The followine documents serve as Program-level £IRs from which incorporation by
reference hay coourred:

= Placer County General Plan EIR
2 Martis Valley Community Plan IR
P Norihstar Highlands Master Plan EIR (SCH 2003012036, Feoruary 2003}

Section 3153 states that “projecis whuch are consistent with the devetopment density
cstablished by existing zoning, comrounity plan or general plan policies for which an ETIR was
certilied shall net require additional environmental review, except as may be necessary to
examine whether there are project-specific significant efiects which are peculiar to the project
or sike.” Thus, il an nmpact 13 not peculiar 10 the project or site, and it has been addressed as a
significant effect in the prior EIR, or will be substantably puugated by the imposition of
uniformly apphed development policies or standards, then addinonal environmental
documentation need not be orepared for the project solely on the basis of that impact.

The following site specific studies have been prepared for Highlands 1, neve of which
have revealed any new or greater significant impacts not previously addressed in the Northstar
Highlands Master Plan Program EIR:

o Tratfic Study

e Geotechnical Report

Preliminary grading, dranage and erosion control study
o Noise evaluation

*  Water svsiem layout study

Tiiese findings have been prepared o accordance with Section 15162 and 13168{c) of
the California Environnental Quality Act Guidelines and the Fiacer Counly Environmental
Review Chrdinance. Placer County 1s the lead agency for the enviromumental review of 1he
Projecl and has the principal responsibility for 1ts approval.

I,
PROJECT DESCRIPTLION

A, REQUESTED ENTITLEMENTS

The applicant propuses the following specific entitlements for the Project:
Vesting Tentative Subdivision Map to establish a clustered, planned development per
Section 1754 020 of the Placer County Zonmg Ordinance to allow the follawing:
1. Lot 2A: Lot 2A wall consist of one (1) lot to 1nclude theee (3} tenmis courts sized
at approximately 23,000 square fect.

2
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Northstar Highlands 01
LEQA Findings

Use of Prior Certified Final Environmental Impact Repovt

{SCH No, 20603012086

Lots 25 & 2C: Lots 2B and 2C will consist of two {2} developinent lots to
mmelude two (2} condominmium buildings {one o each lot) containing a total of one
hundred seventy-cight 178 residental condormuinivm vnits and sixty (60)
commercial condominium eaits. The current plan is that the building on Lot 2B
will contain spxty-seven (67) rezidential condomininm units and thiey (30)
conmunercial condomnumem uwnits. The bwlding on Lot 2C will contain oae
bundred clevei (111} res:dential condominium units and thirty (301 comimercial
condeminium units. The bulldings will contain approxunately 5,000 square fzat
ol homeowner's recreational tacilines and 4,000 syguare feet of skier services
areas.

Lot 21 Lot 2D will consist of one (13 lot that cumently has no development
plans. S

Lot 4: Lot 4 will consist of one {1} development Lot o include one (1)
condominivm bwlding containing a tatal of thirty-two (32) residential
condomintum uaits and fifteer (15) commercial condominum units. The
butlding on Lot 4 will contain approximaltely 2,000 square feel of homeowner's
recreational facilities. '

Lots 8A & 8B Lots 8A and 8B will consist of b#o (2) development lots to
mncluds two (2) condominium buildings wraling sixty (607 resicenual
condominium tuiis and tweniy (200 commercial condomumum wnits. The current
development plan for the two (2) development iots are as follows:

a. Lot 8A: Lot 3A will consist of one (1) development Lot 10 include thirty-
s1x (360 vesidenbal condominium units, ten {(184) conumere:al condominum
units, including approxunately 1,000 square feet of recreational facilibes.

b. Lot §B: Lot 8B will consiat ol ong {1} development lat (o mnclude twenly-
four (24) residential condominium units, and 1en (10) commercial
condominium units,

FLots 94, 9B, 9C, 9D, 0L & 9F: Lots 9A, OB, 8C, 9D, 9E & 91 will consist of
five (5) condommuunm development tors with one hunidied ninety-sx {196)
residential condonunium unis, sevenly (70 commercial condomnue units, and
one (1} nuscellaneous use tel. The cumrent development plan {or the six (6]
development lots are as follows:

4. Lot 9A- Lot 9A will conzist of one {17 development ot to iiclude one (1)
condominium bwlding creating twenty-four (24) residenual condominium
units, ten (160) commercial condomunium untls, mchuding approximately
5,000 square feet of recreational facihties.

b. Lot 9B: Lot 9B will consist of one (1) development lof to include one (1)
condominium bulding creating forty-thzee (43} residential condominium
units, fifteen (19) commercial condominium unis.

¢. Lot 9C: Lot 2C will consist of one {1} development ot to inciude one (1)
condominium building creating forty-three {43} residential condominium
units, fifteen (15) comznercial condominnim unis.

3 }2



Northstar Highlands 11
CEQA Iladings
Use of Pricr Certified Final Environmental Impact Report
(SCH No. 2003012086

d. Lot 90: Lot 9D will consist of one (1) developntent lot to include ons (1)
conderninivm buwlding creating fortv-three (43) residential cendominum
units, fifteen (13} commercial condominiym units,

e. Lot 9E: Lot 9L will consist of one (1) development 1ot to melude one (1)
condonmunium building creating toritv-three (43} residenbal condaminium
units, fltean {13) comnmerzial condominiiem urits.

t. Lot 9F: Lot 9F will consist of one (1) developmeni lot to include an
approximately [,0{0square feet Chapel,

Phase 10A: Phase [OA wall consist of two (1) common area lots and s1x (6)

wwnhome lois. '

& Phase 108: Phase 108 will consist of two (1) common area lots and sixieen (16}
townhome lots,

9. Lots 10C, 10D & 10E: Lot 10C, 10D & 10E will consist of three (31
condominnum development lots with etghty-cight (§3) residential coudomimun
units and thirty-five (35) commercial condominiemy units, The current
development plan for the three (3) development lots are as follows:

a0 Lot 10C: Lot 100 widl consist of one (1) development Lot to include one
(1) condormumum building, The current plan 15 that the bwlding on lot
V0 wAll conan twentv-four (24 residennal condominium uniis and ten
{10} commercial condominium units.
b. Lot WOD: Lot 10D wiil consist of one (1) development tot to include one
(1) condomipium butlding., The current plan is that the bailding on lot
10D will contain twenty-one {21) residenhal condmminim units and gight
(&) commercial condominium units, The bulding on lot 1013 will contam
approximately 2,000 square fect of homeowner’s recreanonal facihizes.
o Lot 1OE: Lot 10E will consist of one (1) develapment 1ot to 1melude one
{1} condommium bulding. The current plan is that the building on lot
10E will contain forty-ihree (431 residential condomirium unirs and
sevenieen (17) commercial condonnnium units.
10 Lot 12: Lot 12 wiil consist of one {1} development lot. The curcent plan s that
the building on lor 12 will contan thirty-twe (32 emplovee housing wats,

|

Conditional Use Permit (CUP): To establish a planned developimend (per Section
17.54 080 of the Placer County Zonmg Ordinance) for up o 376 clustered multdfamily and
townhome units (60 of the 376 units were approved with the “Northstar Highlands Phase 1"
PSUB20040828) consisting of a nux of wholz-ownership and fractional residences located
within Lots 24, 2B, 2C, 2D, 4, 8A%, 8B* 9A 9B, 2C, 0D, 9%, 9F, 104, 108, 10C, 10D, and
LOF as well as 32 employee housing units located wilthun Lot 12 as follows:

1. Development of one hundred seventy-eizht (178) residential condomimum units,
sixty (60) connnercial condopnium unils, approamately 3,000square feet of
homeowner's recreational facilities, 4,000square feet of skier services arcas ard
sub-grade parking, located within Lots 2B and 2C.




Northstar Highlands 11
CEQA Findings
Lse of Prior Certified Final Environmental impact Report
{SCH No. 2003012086

!‘J

Development of thity-two (32) residential condomunium uniis, fifteen {13}
commercial condonminim units, approximately 2,000square (eet of homeowner’s
recreational facilines and sub-grade parking loczted within Lot 4. .

3. Development of sixty (60) residential condominium vmts, twenty (20}
commercial condomimivm units, approximately 1,000square feet of homeowner's
recreahional facihittes and sub-grade parking located within Lot 8A and 8B~

4. Development of one hundred ninety-six {196} residential condorminium units,
seventy {7 cornmerzial condominium unies, approxunately. 5,000square feet of
homeowner s recreational facilities and sub-grade parking located witiun Lots 24,
91, 9C, 9D, and 9K,

5. Development of 22 townhomes with attached garages located within Lots 104
and 10B. o

6. Development of erghty-e1ght {83) residential condominium units, tharty-tive (33)
commercial condominium units, approximately 2,000square feer of homeowner's
recreational facilities and sub-grade parking located within Lots 10C, 1913, and
10E.

7. Davelopment of 32 emptovee housing units with surface parxing located within

- Lot 12 on Highlands View Road and Radgehine Drive.

Construction of three (37 tonmis courts as well as new and relocared ski rrails,

9. Construction of a non-denominations! chapel approximately 1,000 sqeare feet in
size, Jocared within Lat 9F.

10, Establishment of parkmg standacds purseant to the Placer County Zoning
Ordinance as provided on the development plans and as approved with the
Highlands CUP. .

11 Estabhishment of setback and belght standards pursuant 10 Secoon V754,100 1,

sethack and hewght standayds as prescribed on the site development plans and

vesting tentative map.

e

* The 60 unmits within Lotz 8A and 35 were approved at 4 project level with the
“Northstar Highlands Phase 17 -- PSUBZ0040898.

Rezoning:

1. Rezone for (he approxunarchy 4.4 acres from TP7 to RM-DS-PD-15.0 for the
purposed Employvee Housing project on Lot 12 {(Appendic & - Emplovee
Housing). The effective datz of the vezone will se ten vears from the date that the
ordinance is adopted. In the meantime, the current zomng of TPZ and FOR will
Iemiann.

The Master Plan EIR analvzed the impacts of approving these entitlements and 15 the
appropriate environmental document authorizing the Project W proceed as fotlows

3 4



Northstar Highiands II
CEQA Findings
Use of Prior Certified Firal Environmental Linpact Report
(SCH No. 2003012086

Iil.
FINDINGS REQUIRED UNDER CEQA

_ Sectian 15162 (a) of the CEQA Guidelines allows the use of a prior certfiad EIR

acopted for a project without preparation of a subsequent EIR if the lead azency finds no
substantial evidence in the record. In accordance with this secton, the Plager County Planung.-
Commssion finds the following-

o
-
~
L

(1} The proposed phased 2 pioject is stmilar to the project identified m the Master
Plan for Nortthstar Highliands., There are no major project changes that would
require revisions to the previously certified EIR.

(2} AnTmal Stody way prepared and slnmalely accepred as adequate by the Placer
Couniy Environmental Coordinator on Jupe 2, 2008, That Tnitia! Study

concludes that there are no new significant environmental effecs or a substartal

increase in the severity of previously wdentified environmental effects net
previously considered in the final EIR for Northstar Highlapds.

Section 15183 states that “projacts which are consislent witi the developmenl

denzity established by exisung zoning, communidy plan or geseral plan policies

tor which an B[R was certified shall not requure addimona] environmental
yeview, eXcept as may be necessary w examing whether thege are project-
specific significant cffects whych are peculiar to the project or site,” The Inihal

Study prepared for tins projzct did not discover any new site specific sigmficant

environmental effects nol previously addressed o the certthed LI

(43 The [nitials Study did net discover or find new informanon of substanual
nnportance that would requue {urther envizonmenial analvsis.

{5} None of the conditions in Section 1506215162 (2) of ihe CEQA Guidclines
would require the preparation of a subsequent EIR.

Lot
[
o

Scotion HA6315168(a) of the TEQA Guidelines allows the preparation ol Prograr
EIR {or a project which may contain a series of astions that can be characterized as one large
project that is geographically related and contun logical sequeniial 2ctions, Northatar
Highlands 1715 a part of the Master Plan for Northstar Highlands. Northstar Highlands 11 was
contemplated and defined as a program compaenent of Northstar Highlands Master Plan,

Scction 43968131638 {c) requires that subsequenl actrvities in the program must be
examired in light of the program EIR to determine whether an additiona) environmental
docurnent must be preparzd.  Based on this section, the Planning Corarnission finds that:

(1} The project featurcs of Maorthstar Highlands [T were contemplated as part of ithe

Program ETR for Northstar Highlands Master Plan. As such, all Northstar
Highlands [ envirenmental tmpacts were considerad within the program BiR.

. (2} The Planning Commussion hnds that i accordance with Section 4386213104 no
new significant environmental effects could occur and no new mitigation tucasures

4|



INorthstar Highlands I{
CEQA Findings
Use of Prier Certified Final Envivonmental Impact Eepost
(SCH No. 2003512686

wauld be required that were bevond the scope of the onginal master plan program
EIR.

(3) All feasible and applicable mutization measures contained in the original program
ETR and project conditions of approval have been carried forward to be part of the
Norhstar Highlands 11 project.

IV,
MITIGATION MONITORING AND REPORTING PROGRAMS

A Mitganon Moentoning and Reporting Program hag beer prepared for the, The
County w:ll use the MMRDPs to track compliance with Project mitigation measurzs, The
MAREs wall remam available for public review durihg the compliance peniod. This plan,
which s called the Mitigation Monitoring Plan, 13 contained as Project Artachment E of the
October 23, 2008, staff report to the Placer County Planning Commission.
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INITIAL STUDY & CHECKLIST ‘J
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Tz Iewbial Study has been propared lodentfy and assess the anlicipatee environmental impacts of Iha following
descrbed oroject applicalon. The document may rely on previcus envirormental decurments (see Seebon C) and
sate-spenific studies jsee Sechon [) prepared o address in delal! the effecls or impacts associated wih the project.

This document has boen prepared (o sabisty the Caltorma Envargnmental Guality Act (CEQAY [Pukiic
Resources Code, Section 21000 el ser ) and the State CEQA Guidelings (14 CCR 15000 et <eq ) CECA requires
that all stale ard local government azencies considzr the envronmenstal consequences of prajects over which they
have discretionary atharity befare acting an iness projecls :

Tha Inirial Study is & pukhe docament ssed by the decisicn-making lead agency to delermine whether 3 project
may have a sizniicant efect on dhe environmenl If the lead agency finds substanlizl evidence that any aspact of
the projest, edher ndradaslly or cumulatively, may bave a signficant eflect on the envirarmen:, regardlass of
whelher the gverali eifzcy of the projects adverse o barafical, the lead aganay 15 reguired to prepare an EIR, use
a previeusly-preparad EIR and supglement thal BEIR, or prepare a Sabseauzr! EIR 0 analyze the project al band, H
the agency inds no substantial evidence that 1@ project ar any of its aspests may cause a sigruficant effect an {he
gawvironment, a Neganve Degiaration shall be prepared I in the cowse of aralysis, tha agency recogn zes that the
prgect may have a significantimpact on the enviranmant, et thay Dy incorparsting specific mitigal.on measu-es tha
Mgzt wil be reduced (G 2 less than sigrificant effect a Miligated Negabive Declarabion shalt be prepares
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Projzct Tk Northstar Highlands, L Lo PlugiE FSUE T200E06GY

Entiemenis Yestrg Tentatve Map, Conditional Use Permitand Immediate Rezone from TRZ (Timbar Fraserve
Lona’ to FOR (Forestry) and from FOR to TRZ or two six-acre sdes and from 1PZ to BM-D5-PO-15 ¢ (Residzr-bal
| Mull-Tamily combiung Gesign Revewr combining Plarned Development 15 unit per acred aflocling a 4 4 acre area.

: aning Flarnen | P L -
Sile Area 66 7 acres of rew devalopme snmedate " .
I Sile Area. BBV acres QFJ o developrmeant plus mmed:ate Hightards 1l 110-030-068, 11C.050.04 7,
;rezone affect ng v siK dorg areas 1o avcommodate 3

2-050-0548

11

" Lo o o R Relocaled Mamtanance Sile 110-C50-006

gi‘l;ufr;lrdgll_nnwi:::::.ge_nsgc:;rfl.:\c Aty and an addiboral teo-anra ] Replacerront TRZ Site. 110.950-013
ployes housing __ | Employee Fovsing 110-081-014

Location” Maortnslar al Taboe reson, approsamalely sid megs southeast of the Town of Truckee, Plager County J

Projact Descriplion’

Vasting lentative map and conditional use permt to deve'op 576 residential units (22 tavwnhomes and 554 !
cordominiums}, 4,000 square feet of commerciatfskier service uses, 15,000 square feel of common homegwrers )
facihtizs, conslhuclion of tenmis courts and new and relocated ske lnals, devalopment of 3 1000 square feol non-
denciminat.onal chapal, development of 32 emplayes housing adts, canslrdenan of an 15 000 sguars foot re-
located mountam mavienarce faciity, establishment af parking. setback ard heaght standards for a planned

¢ devalopment and wmmed ate rezona from TPZ to Forestry and fram Fer2stry 1o TPZ alecting two i acre sites and
Clrom TPZ 1o RM-Os-PD-15 0 affecting a 4.4 acre area. . i

CTECSEMQPSE 2005 GRCSWNES Cesurinst study ECES dos j 7
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2. E\I‘J!RO MMENTAL SETTiNG

' T T T - - ernn Cordineas &
Lacaticn Joring | Gengral Plan/Comrianiy ﬁur. | Exl]{ r:,g:_.?hdllh:"ij& :
L — — 1 e e METCNETNETS
. Residental Singis-Fam.ly ! i
' | comiining Design Review .‘ i
! 1 combining Planned Develipmert : |
; | wikt 15.umit per acre, Urben and Resource i
| Readenual Muly-family combining Protection Toutist Resarl e - |
- Lo ki Huland Highland asa | !
. Site i' Desian Review combining Flanned ‘ Cormmerral SH T—'U:(?:' cjog!:sf::zcﬁai:a .
. Devaloprmentwath 5 B-acra parerit, © Medier Censity Residential ' e '
| ‘ Revidennal Mulb-famly comb rng and Farastry ' [
' i Design Raview compining Plannad l
Developmert with 15-acre oer unit, I
[ - Timbar Preserve Zone | e I __i
| Residenbial Single-Farmriy e . o
Narth combirag Flanned Developmont | Low Censily Residential ard | Big Spangs SL.IF'JIVL-;IOH ang |
: . | Forestry f taghlands Muiure phaee
_ .l with one-unit per acre, and Faresley | ] |
| Sowh | Forestry —  ~ i"  Fergstry ¢+ Skindlandforestey
Elﬁgl__'i___ L For{“sl_j._ s Foresicy __!_ Ski hill and foresiry _
'\."'....135,[ !“ o FQFES"}' i _ : FD[ESH!,-' i Sk bl and fDr'E__ﬂr_"q'__”_

C. PREVICUS ENVIRONMENTAL DOCUMENT.

The Countly has determined that an Irinal Study shak be preparad in order 1o detarmine whether tha palent:al
exists lof unmibgalable iImpacts reculing from tne proposed peoect Releeant analysic from the County-wide
General Flan aro Cormmunity Plan Cerified £1Rs, ane othar projecl-specific studies and repernis that have hean
qererated to dale. were used as 1he dalakase foi ihe nibiat Study. The dazision to prapare the Inibial Study
ulihzing the: analysis conlaned In the Genaral Plan and Specific Far Certied EIRs, and project-specilic analysis
surnmarized havein, 15 sustained by Sections 15188 and 13183 of the CEQA Guigelines

Sechon 15168 retating o Program ELRs indicates thatl where subsequeant actvites inveive sla-specilc
operabions, the agency should use a writlen checklisl or sim ar device 10 docurment the evalual:on of the sitg and
tha activity, to determine whatker the environmanlal effects of the aperabion were cover=a in the ealer Progiam
E'R. A Program EIR 15 intended w0 provide the basis in an nehial Stugy for detenminng wather the later actnly
may have any sighitcant elfects 1twiil also be neorporated bty referance ta address regional influences,
secondary effects, cumutative impacts, broad allermabives, and other faclers that apply 1 ire pragram as a whale

The follpwnng documents serve a3 Progriam-level BiRs om which incparabion by seferenze wil accur:

=2  Placer Counly General Plan E1R
= Karlis Vallzy Commumity Plan EIR
*%  Marthslar Highlands Rlaster Plan EIR (SC11 2002012006, Fohruary 2005;

Saclion 15197 states thal "projects which are consestent with the deveinpment donsty ostabishe by ewshog
£oning, commuraty plan or general glan polioes lor which an EIR was ceriied shal nat reguire additional
environmenial review, excent as may be necassary 1o examime whether (harz ara project-specis signdicant
effects which are peculiar 1o the cropect or site " Thus i ar impact is nol peeulan 1o the project or sie, and it has
tean addressed as a significant effect nthe prics EIS, o0 el be subslanbz ly mingated by the imposiion of
uriormly apphed development peiicies o slandards, then addibonal envirgnmental dacumentahon need net be
preparad for lne project solely on the basis of inal impact

The above stated documenis are availatle for review Morday thrcagh Frday, Sam o Gpm, a1 the Placer
Counly Community Cewvelopment Resource Agency, 3091 Coualy Center Drive Auburn. CA 95603, For Tahoe
projects, the document will 2lxo be avalable in cdr Tahoe Divisicn office. 585 West Lase Bivd | Tahce Cily, CA
96145,

O EVALUATION OF ENVIRONMENTAL IMPACTS:

The tmbal Study checklist recammended by the State of Calitarnia Envirenmental Ceaity &ct (CEDA) Guidelines 1s
vsed o determing potentiat impacts of the propescd projzct on the physical envisonnent. The checklist prowdes a
=l ol questions concerning a comprehenane array of enviconmenlal issce areas polenially affiected by the project

" Iramal Stugy & Checkbat 2ol 3 ?



L'r‘rl.'-ar Sfucy & Chiocklsr conamged

Lnes CEC‘A Guidetines, Appendix 3) Explanaticns to answes are prov ded in a <iscussian ‘or gach sechon of
quesitonz as follows

a)

&)

Abnef explanation is cequired for all answers includirg "No Imgact” answers.

"Less Than Significant Iinpact” applies whare the projecy s impacts are nsubsianbiab and s nat rzquirs any
mit-gabion ko reduce impacls.

“Less Tnan Signif caet with Rlitigat.on Measures” applies whare the incorgoratos of mitigation measures has
reduced an effec! ran "Paleckally Significant Impact™ o a "Less thai Sigrificant Imgact™ Tha Counly, a8 lead

agendy kst descrbe the miligation measures, and briglly explain how thay redase the effaci o a less-than-
significant level [mitigaten measures fram earier analyses may ha crossaeferenced).

"Patentially Signiicant Fipact’ & aporopnate F here s substantal evidense that an efiect may be siomikzan |
Where are ong of moe "Patentialiy Sigaficant mpact” eniries when the delerminaban s made, 81 EIR 15 required

&l answeers must take pocount of the entirg achon nvelvea melucing off-site as wall as on-sile, cursiative as wall
as prozct-level, ndir=al as well as direct, and construction as well as eparabenabmpacts [CEQA Guidetings,
Sechan 15063(a) 1. : ’

Ealiar analyses may be used where, pursuant 1o the bzing, Frogiam EIR, or other CEQA process, an efioc has
been adequately analyzed n an eacher EIR ar Megatre Daclaration [CEQA Guidilines, Section 13263(cH3)(0]. A
brief discussr should be atached addressing tha fallovang:

= Earlier analyses used — ldentify eanier anafyses and state where they are availatle for review,

=< Impacts adequately addressed - identi'y which effects from the above checkhs! were within the scooe of
and adequalely analyzed in, an earber document poersuant o applicable legal standards. Alse, state whelher
sueh effects waie addrassed by mitigation measures based on the earter analysis

= Mitigation measures - For effects that are chacked as "Less Than Sigmificant wath Miligahon Measures.”
descnbe e mitigat.on measures which were incorporalad or refined from the aarlier decumeant and tha
extent lo wrich they addrass sle-specilic cordibons for the projact

Refererces to wlormation sources for potenial impacls {ie Gereral PlansiConmunity Pizrs, zorrg ordinances)
should be incorparaiad inlo the chaeckhst, Refzrence to a pioviously-prepared or culside document shoold inc'ude a
reference to the pages or chaplers where tha statemertis substantiated A scurce st should be attachad and
alber sowrces used, or mdividuals contactad, shauld be cted 0 the discussian.

Tntiab S o ' R
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I AESTHETICS - WWould the rryect

e e e N — e — R —--—|

Less Than |
i Potentially | | Significant ! Less Than |

Ervironmental Issue ‘ Significant ; with Significant ‘ Im act
' lmpact Mitigation Impact | P
o i Measures i _'
— | . —

1. -tave a subislanhal adverse affect 0n 4 scemz wista® (PLM) ! ‘ X

Ly Subs-t-Q'H_a'ly damage scenic res "‘UI'C-"’S-II‘IU ding, potnot ]__ o —I T T, ! -

i hered to, tess, reak outororpings, and hisleric burldings, : ! ; X i :
I_ulhlnasaie scenis Aighway? (PLMY e |_____ _I L ‘ J
E - Substanially degrade (e exsting visuai character or qual t,' ! [ | X |
I afthe site and its surrcundings? {PLMNG | i
© 4 Creale a new source of substantial “ght or glare. which | o I __|
Cwonld adversely affact day or nghlhme vigws in the area? ‘ | : X
| pen; e - IS IS

Discussion- All ltems:

The Northstar Hignlaids Masier Pian EIR was finaized and accepled as adequate in March 2003 That docomest
evaluaizd the eavircnmental impzcts of the overall Highlards master plan and the phase § project The phase |
prelect was apgroved at the time Lhe FEIR was acoeptad by Wne Board of Supervisars That FEIR gererally
concluded that there would be balh sgnificant and unavcidable direct and camulalive wisual impatts associalad
with the project avan with the timpesition of the recommended mtication measures In general. these impacts are
less with the phase I projec! becauss of topographie fatures (hat fargely hlock the view from the Warks Valiay iloor
and Highwary 267

The 2003 Martis Vallzy Community Plan EIR and Hightanzs FEIR 2lisd 00 Ibe wsual assessment methodolegy
usad I the 1973 Martis Valiey General Plan. The Highlands EIR recogruzed that the wsual character of Maris
Valtay has largely bean présenved as a result of the 1974 visual atalysis and that that analysis remans vald 1(3:1:1;
That assessment evaluated alt visual rosources and qrouped tham i the [ree prmary categones, as follows

o Relgnlicn: Activiles should blend completzly isto the aztial envirenment, Development or changes to the

natural envirgomenl showdd generaily nob De apparenl o e averags viewer
»  Panial Hefenhan. Development may be gvidenta the average vrewar Hawever, landscane modficators
shauld be fow in numSer and small i scale. Landscape medificalons resuling ‘rem devslopiment shoulid
e rehatiitated wilhin two years

»  Modfication Land use developments may be visible o the average viewer and may become visgally
dormmant i the landscaps. Landscape madifications should nat overwhelat or elivinale the natuial
character of {he andscape '

The 8 000 acie Nohstar-at-Tahos resert commurcty (Naithstan cortans all thres dozignations, howevear the
m';jout*,f af the .and wiinin Northstar is designated as retenbion. in gen:,l..l, the land area withun Highlands s

esmnated for Relention A nated abiove, "Ratenion” areas can 5¢ ased providad that devzlopment compleizly
bienda mio the natural envicenmanl,

The FEIFM dicalad that there would be no mpac! on scenic vistas {linpact 4 13 1 and 15 impact | 1), but
concluged thal Iheqe would be consderable tree removai and other disturbances that could make vadicus project
features vehle from diferent vantage poinls within Rahs Valley and the Northslar-at-Tahes rescn cammuity
{Impact 413 3 anc LS Impact | 31 As these ‘mpacts pestain to Noikstas Hignlands 11 this fmpact would 2o morz
dramatic because the comary develepment site (Parcels 28 28,25 20 4, 84 80, 94,98, 9C, 80, 8E, 2F, 104,
10B, 19C, 100, 10E and 12 [(employes housing) are largely undevelopad at this ime. The anly parcel with currant
devislopment is the employee housing parcel woeated east of Nonhstar Dive Even with supslantial wee remaval
withun the designated developrnent sies, topographic Tealuras and malure ree coverage on adjaimng forest lands
will frovicde a visual buffer from Highway 267 and mest of the Mazis Valley floer. There may be mare disfant views
where development will be wnisible The FEIR also cancluded that thare weoold be & sgmificant wsual impact o ihree
different scems roads as designated by the Martiz Valley Community Plan, Those roadways nclude Highway 267,
Morthatar Drive and Schaffer Mill Road (Impact 413 2 and 13 Impact 1.2).

The FEIR ¢id net find that daytime glare would e a sigaificant wmpacl (Inpact 4.13.4), butb it did conclude thal
the nighl sky would be impacted by project hghlirg and assooated glare {Impact 14 13 5.5 Impact 1 4). The EIR
concluded that nighi sky impacts would be less than significant for aight lighling and glare aflzr impierentation of
miliqation measures.

PLM=Pdanring, ESD=Engn2enng & Surveyn; Departmeet, ErSeErvrenmenty Healtn Seovicas, AZCO= At Fullaion Control Diste <k saf 32 ;D
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LeEnerally, he viscal simulat ons cortaned i the Highlands FEIR and tre environmenal questionrara
subratled by {ha applicant demenstrata that develfopmant n Northslar Hignlands ! of the Rughlands prgect wools
ce Bgden froai sicw by 'upogr'aphlc features and rees on adjoming foresied lands, Tothe cadert that views and
mght s«y would be affecies, the Master Plan project approval mcludas a varsty of conditans!/mitigatiun measurss
These mitigation measures e sased on the FEIR and have been inciuded as part 0f the project descriplion. Thess
measures mclede the follaveng faaleres

1 (‘omplv wilh Martis Valley Community Flan Northstar at Tahee Design Guidelnes {Conditiar 126 and i

© 413 3 and M 4 13.58)

.2 Des.gn raview: 1o assura that buildings de not sifhoucke agsast the right sky and detract frem the naturat
background: proizcl fits the terrain ane uses bulding matanals that blend wath the naiea. lantscape, use
lopagraphy and vegetaton o screen wigws fram 180, Highway 267, Narthslar Oree amd Sahalfzr
Foad. mnimize tres removal 1o feasible levels, aid ncorporate landseaps buffers (Conddien 137 and K15
413 2)

i, Dormrant builiing matenals 0 reflect regioral vermacalar, net produce giare and colarad fo Blend mowih

natural surraundings and gllize s stamab|~ development metbods (Conditan 133 and MM 4,13 34)

4 Dasignate staging areas v disluroed or areas with minirmal yrpact and incarporate buffers (Condition 133
ang rtd 4.13 30)

Miimeze cat and fill assacialed with grading activiies and soften inal geaded areas thiough sounding and

Blznding {Condidon 140 and M 4 15 323

fr. Provide airee relenusn and replacement plan (Corditions 141 and 142 and MW 4. 12.3d 413 2e)

Preparg and implement a detailed photomealne ighting plan thal demarstrates that illuminaton of adcining

proparty wll i excesd 1.0 foct candles and that ight rays will not be emitted irom fixures abowve the

horizental clane (Conddion 143 and M1 413 5a and ¢

B Subme lor review and approvas 3 landscape plan peor o issuance of Saldicg permits and or final map
submitial (Cond tion 31) :

Mo further retigaton measures are reguired.

o

Il AGRICULTURAL RESOURCE - Would the projecl

'Lr | [ Less Than | ' |
: | Potentiatly | Significant | Less Than | |
‘ Environmental Izsue | Sugmhcanl with ! Significant | Impact |
' i Impact | Mitigation | Impact P |
' o Measures ;| !

1. Corwvert Prme Farmland, Unique Farmiand, or Fammland of | i | 4* |
! Shatewide o Lecal Imponance (Farouand}. as shown on the , \ ] i :
| Imaps prepared pursuant to the Farmland Mapping and ' Cox |
1 Moritoring Program of the Calitorma Resources Agency, to ! ' i | |
Cnon-agnculiural uze? (PLNY R R R S __Lf__ __I
=2 Conthetwalie General Plan or other policies reganiing Ian" | | ‘| ! !

f use buflacs tor aqncultural cpealions? {FLN) ' | I | X i
———— e — e ——— e e ___I._._,.._._ !

[ 3 Canficl wilh exisling zoning for agricueltural use, or a o |
| Hlhamson Actcontract? {PLN] |

I Farmland {including livesiock grazing) to non-agacultwral use?
PN L

.y

. ____I

SN I RN N T
o
|

4 Involve athar changes in the exshiag envi ‘ranment whlu“ {.u.:—| | .
to ther locabion or naturz, could result In convarsion of | : |
|

|
: |
i PR _ R

Discussion- All lems:
tone of the Yands within the deveiopment are cinsidesed agricu‘[ural innature, Fowever lere are byva project
parcels on loresly lands hat are zoned TRZ lhat will resull in an immedizie rezone. The first propect area includes
the wrrnediate segane of aporouamately six acres of TRZ to Forestry for purposas of relocating the mountain
maintenance blding {approxmaiely 2 500 square feet) The subject area is located approximately 1,200 feet
scuth of Parcel 2010 order 1o assuie no et loss of TPZ lands, o separale rezane applicalion s Kled to rezone an
additicnal six acres of land fism Foresing to TRZ 1'as parcel s lecaled approximalely 6,500 feet scuih of Parcal 2.
The immediztz rezona from Forastry ta TPZ aflecting a six acce site approximalely & 500 (2et south of Parcel 2
mvinves langs lhat have an averags slope of 15 percert and a free density of 52 square feel basal area per acre
They include four peraent Jelrey Pire, 72 percent Witte Fua and 24 percent Red Fu. The replacement parcel kas
slopes averaging about 35 percent '.rllh a tree density of 2268 square feet :Jaqal area pes acre. The tree spacies

PLM=Flannimg, ESD=Engineznng & Surveying Decantment, THS= Srargrurg g Hean Sereor 5, APCO=hr P Slatar, Corol st et 5 of 3%

A
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Compositan is five peroent Western Wihite Pine ang 95 sercent Rad Fir The remaval and repld:em& 1t Cf So A0y
of TEZ land wii not afiect long term timber producing abilibes, as e ad)oineg land 15 aiso 11 TRP2 and s ownad by
the same landowner. As a resull, forest resources i the area arg their craoing maragement wil not e
ffdg't‘-ﬂﬂth The sza of the larnd (mounta:s maniznance shico removed ram TRZ will not craae a canflact with
future terbar cperatons The new site ts located next to sk ruas and an exst, ng maunlain accass road Al lands
wimedialely (o the west are alse zoned Forestry and as a resullwili be compatible with the ongoing TPZ lands in
Ihe a-ea. Conaibon 132 of the Fighlands Master Plan required thay any immedia‘e rezens be accomparnizd with 2
rezans wreplace livase lands re sraved fram TRZ. The site batng removed frem TPZ has a imbor growiryg site
capabikty of 3il2 i, whi'e the new raplacement parce! is classilied as Sitz |1l and IV Naw TPZ iards are reguired o
have a Sie capabibity of ¥, butin inis case the replacement land 15 equal to and betler 13 that whicr s baing
removed In addiion o baing in a n.gher site capability the langs being exchanged ars very smali CHL Incamc
Northstar LLE, the underving owner of 1t e replacament sis aore stz s requred to submit @ revised Forest
Management Flan that demonstraies that either the site mests imber slocking standards o will mast hose
slandards wthin five vears of the rezone.

The proposed 32-unil employes housing site conlains wo aces and i is a.50 zoned TPZ. The azshoaton
includes a reguest for mmediate rezone from TPZ to RM-Ds-PD-15.0 11 crder to maet the minirgim 100 foct bofier
stzndard estabhshed between residential and forestry land uses within the Placer Counly Genera. Plan the
applrcanl has proposed a rezone affecting 4.4 acres (Sec Exhibit 2 of Ing rezone apphcaton}. The Martis Valay
Commuanity Plan Pas designated approximataly 12 aores within landgs that are currently zonsd TPZ into the HDR
land use categoiy for the purpese of accommodating employee housing. Peiicy 2 4.9 of the Marbs Valley
Comroumty Plar allows the immediate rezane frem TRZ o accommodate emoloyee housing The projact
descrptizn for Nesthslas Highiands Master Plan EIR represerted that the TPZ tands were propassd o be
immadiately rezonad along with lhe Masler Plan. A rezene application was nol submitted necause slalf requirad
that the immediatz rezone be tied o a speafc employee housing proect. The Martis Valley Corrmurity Plan dees
nod require an equal rezere of add:iignal area o replace lands remaved friom TFZ, i sand recone 1= 1o
gecamrmadate emplayee Rousing

N AIR QUALITY ~ wWould 1hz project

i T | - Less Than ] __|
i i Polentially | Significant ; Less Than
Environmenial Issue i Significant | with | Significant ; Imp ac‘.t

; Impact Mitigation -~ Impact |
: . N ) | Measures

[ 1 Canflict with o ehst-uct implementaticn of the applicable air |I i ' % |

' o . | ' .

X (]Ll’illfy' p|.:£|'l7 ."-\- [:D_] i ] ; !
r 2 Violale any alr s Jalnl,r standard or cor.lr Du 2 =.ut:~5t'-|r|l.a'l;.r 10 || i X : !l
P an exis king or projected air quality vinlathon? (2PCD ! i

. 3. Resuilin a cumlativel ¢ considerable nel increase of any | - P ) '

ontena for which e project region is non-attainment weder an | !

" apphcable Federal or stale ambiant air quaity standard i ! A
{mcluding s:=leasng emssions which axcead guantiative '
Ihreshalds for asone procursars)? (APCD)
I - - .
! 4. Expose senstive receptors [o substanbal pollulant : X
conrenirahons? ;APF‘D} ’ : | |

5 (‘rgatf‘ objes tonab.:— odors aflecting a substantial numbsar Df
pecple? (ARC) : _ :

Discussion- Hem 11)-1;

The proposed proect s located wilnin the kountain Counties Air Basin porhion of Placer County This ar basin is
designated as nonattairment for Lhe federal and stale ozone standard. According to the Nodhstar Highignds EIR,
the closest aic moniaring statian i al the Truckee Fire Prolectron Chstrict site in Treckes. Inoa lour year penod
{1998-2001) there was no slate or federal violatons of czone. FM,, concenlrations in Truckee have not excesderd
the federal ambient ar quabily standards o the meore sinngent stale standarcs. Sampling of PM; © began in e firsl
quarter of 1899 ard the federal ambient air geally standards for PR; 4 have teen exncoad Dnl\.-; oneE SinGe than _Th!_,
nearesl carbon monoxide stakon is he Placemil |L. Gold Mugoat Way menilening station Mo exceedance of {egdera
and state standards for this poltutant was recorded in the years 1998.2008 The Tahoe Regional Planning Agenc',f
has also developed 1s own pollulion stardards. Tnese slandares are more restnchive than edher faderal or slale

PLM =8anning, E:*%-D_Er'.gmee-l:ng & S|_|Ta-,-mg Ceparment, EIIS__E:\.-.rarml_Qntal Heath Sarpcas, APCD=2Au Poiloticn L'_an‘_rEI [}i-;,r'?c: fof is iﬂ




gl Study & Checkist com nind

standards One study intersecion s located al Mighywray 56 fS at the ﬂartnbnare of Lake Tahoe withir thi lake
Taroz A Basin, The Lake Tafoe Ar Basin 15 n cmmpliance wilth fegeral FM.. standards, but s in acn-attzinment
wath thie slate standards

bgor sources of pedutants inthe Martis Valley are motor vekicles, railroads, ogen burning and res:dential
wiond burnimig, Ng mitigaton measures ane requured

Discussion- Items [11-2,3:

_J“\Cuurding i tha EIR, the praject would result in addtional air poilutant emussicns 10 the appraved Naorhstar
aghlandy Master Plan. ven with mingation measures 4.6 10 and 4 6 1¢, 10e 1oca ar gually impacts assonated

\~“1h construchion actvl 25 wooid be sigr-ficant and unavoidabie lonmplemertation of the masior plan. &l diregt

wrpacts from e proposed Nodhstar Hightands 1 progect relaled to SO would be less (nan signidficart and no

addimonal mibgahicn measures are reguised According to 1he anaiyais perfarmed by the Placar Caunty 2ir Pollahien

Centrol Districl, lhee net increase fae this progect air qualty impacis would be mingr and below the Distacl's thrashol:

for consiruction and operation. The gaaerabon of long term regional emissions of 82 ibiday for ROG, NO, ang PR
wolld De significant and unavoidable even with the imposdion of Mibgation Meazwes 4.6 3athrough d inthe Fonal
EIR and Conditions of &pproval for the Nortnstar Highlands Mastar Plan Tre proposed projact would naf inzrease

Gr charge any significant air quatity anpacts previously anakyzed in the FEIR MNe addiicnal mitigalion measures an
1eguired.

Discussion- items 111-4.5:

Zased upon the analysis in the FELR, potertial air pollutant emizsions directly eesulting fram the project would bo
minaor, the project woukd nol expose sersitive receptors 1o substantial calluiant concantrabiens. In adgibon, the
propased project would not create chjeclionable odors affecting a sulislantial numt:er of people becauss of the
mMIar emissiens resulting frons the prapesed oraject No addhonal mibgatan measures beyond thase included in
lre EIR are roquiced.

V. BIOLOGICAL RESOURCES - Would the project

B ‘——r

: |
L
|

.of nalive wildhfe nursery sites? (PLN) . ' i

T | ' 1 Less Than |
. Potentially ; Significant | Less Than |
Environmental Issue ’ | Bigmificant J with Significant |
. Impact | Mitigation Impact

| Measures L

|

»

!

|

Have a subsiantal ; ad JeTae eﬁecl either mrcdly or d.roug"l |

l ab:lat modificatons, on any specizs idenbiied as a candidale, I
I sensibve, or special status species in local or regional plans. ,

I palcies of regulahons. o by the Calforma Department of Fish |

L& Game or U.$ Fish & wiclife Service? (FLN) I |

|

2. Sunstantially reduce the habitat of a fish or widide species,
causna 2 fish or wildile poputation lo drop below self-susiainng
Clevein lhreaten to eiminate a pland or animal commurnity, |
sibslanially reduce the nomber of restncl [he range of an i
cndangered, vare, of threatonad species? (FLN)

3 Have a substanaal adverse cffect on he emaronment by i X
cenverling oak woodiands? (LM

4 Have a substanaal adverse eliect on any npanan habital or i
vother sendiiive satural communily idenbfied inlocal o regional E
>.ars pohicies or regulations or by the Calfornia Depanment of [ ‘
Frsh & Game or U5, Fish & Wildlfe Service? (FLN)
. 5. Have a subslanual adverse effect an federally protecled |
wetlands as defined by Seclion 404 of he Clean ¥Water Act :
vncluding, bul notdimited to, marsh; wvernal poal, coaslal, elc.) |
through dirgct remavyal, itling, hydrologucal nterrsphicn, or olher |
means? (PLN) i

C G, Interfers substantially .~.r|1h the maovement of any naive :
remdent or mugralory fish or wildlfe species or with established i X |
|

nalwe residant or migratory valdlife cormndons. o mpede he use |

PLM=Plannag, £SD= Engu: eenr.g B Sunégyng Depanmen{ ErS=Rn.anmentat Heaith Services, ARCD = A7 Poiuticn Controi Gisingt 7 of 36
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. L,orhh;. wiih any lecal polaies ar c-rdlnaﬁces-]:ro'.ectir{g

i i
i . X ; . |
_f bological resourzes, such a5 a fee praservabion policy or i
|oramance? |
8 Confict wieih e provisiens of an adosted Hakilat ‘

L

Conservation Plan. Natural Community Conservatian Plan, or
other-approved acal, regaonal or state habatat conservslion
L plan? {FLMN)

The parsels covered by Highlands | are pumaniy mixed conifer-fir alharce hatslat with scme deve’apead and
disturbed areas Like mosl farest stands in the project vicindy. tha lands are actively managad for fuel control gnd
tmber has boer hascested in the past The area is intersparsas wilth roads. logging trails, mountmn 2 bails, sk
runs ard otber skiresorl elated facities As noted heow, thers are dranages and wotlands i the vinindy of Pa-cel
2 Tnere are @50 a number of rare or endangered wildhe species thal wers evaluated 'n the EIR

All diractlimpacts associated with the Nodbstar Highlanda Il project sl have been miligatad through ne
estabhshed mitigaticn measures in the FEIR and Condilions of Approval of tne Highlands Master Plan, A7 20 ihe
applicable measures have been incorporated inlo the project descnption.

Discussion- ltems iV-1,2 8: .
The FEIR for Highlands concluded that hergwaoukd be cumulative signilican: unavosiable impacis 1o biological
resources (dmpact 4.9 20 of the Highlands Master Flan EIR} That cumulative upavoszble impact ‘s associated with
habitat fragmentation The project ncledes required rmitigabor measuee 4.9.20 (COA 125) far the inancial
participaton in an Open Space Preservation Pragram {or the purpose of acquinng ard managing prepertics within
Martis Valley, The prossct's participatan is based on the amount of land area thal is convertad fram opan space (o
develcpmant. i e of direst imanciat participaticn lhe applcant, could orasare a comprehaasiva Resaurse
Mananemeant ard Menitoning Plan-for a2 Northstar properass 1o ensuce thal post-praject naturdl resourees of values
arg maintaned i1 perpetuty. Additonaly. the EIS recommended a number of gihar sife spetfic measures be
ancluded. These mitigalion meagaras have beenincludad as condibans of apeigval on the master plag and the
apeicant has includsd them as prowect features for Highlands [ These measwies area a3 follows,
1. Delneals weltands in accordancs with LS Army Coeps of Erginee s and Callorma Depactment of Fisn and
Game to engure no ret loss (Condion 85, MEA 4.9 2.a)
2 Obtam & 1602 Sreambad Alteration Permt from Califernia Deparment of Fish and Game {Corgition 36,
MIRY 492 1) .
3 Preparauon of a npanan vegelabon mibgation and monilonng plan for any disturbed npaian aiea as part of
the 1802 permit (Condition 87, MR 4.9.2 )
4. Wegelaton removal shall be aveeded during the nesling season and rapior surveys shall be conducted W
vegetzticn s somoved that could have active rests within 500 feat of construclhion activiiies [Condibion 84
Mkt 3.049:
5. Spccial slatus, plant species, surveys shall be conduected during e appfepriale Gicoming pencd proric
approval of improvement plans (Condiion 28, M 4 933
Mo durihar rrtgation mazasurss ang required

Discussion- ltems iV-4,5,6:
The West Fork of the West Marls Creek crosses a pormon of Parcel 2. The West fMartis Craek s located
approxenately 1,500 feal cast of Parcet 2 (see Extibit A to apphcants’ Envranimental Impacl Assessnani
Dueslionnaira). In addibon, several seasanal or npanan wetlands and r'ramaqp faciities that connesd the Weast Fork
to an on-sile detznhon pond are located onooo near Paicel 2 The Northstar Highlands Master Flan EIR concluded
that wilh the icconmended oehgation rmeasuras 15 Sechod 4 7 "Hyaroiogy and Water Quanty” the allecls would be
less than sigrilicant These migabnn measures have been included as condiicns of approval en the master plan
and the applicant iigs incleded them as project features for Hghlands I These measures are as follows
i Provide & inal dranage ssport that demonstraies Inat West Matis Creel and the Wesl Fork of ¥es! Martis
Creek has been properly p.-.,iev“'ed Wellands shal be avcided o e extent feasitiz (Condilien 22, BAR
457 a)
2. Prepaie a Stonn Water Podlution Preventon Plan and implemaent bes: maragement gractices in
accordance with Lahonlan Regenai Water Qualty Contral Board requiremenis (Corchiiion 99 and %7, MM
47 3aandd7da)
No further mitgation measures are required

Pl =Pla: .mn] E;D- --mJunee mg Sur »:-,fn.f‘ Diepeary; r.enl: L'n =Daviconmenlal Hegin Seraczs, ARCD= 2 Poliubor Conicl Dist:n::: B c-f i - g"-]
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‘\." CULTURAL RESOURCES - YWould {f‘e projest

i | T Less Than - l
! Potentiaily | Significant Less Than |
Environmental Issue E Significant | with | Significant | I t ]
i Impact | Mitigation | Impact | Py

)7 Susstantiaily cacse agverse change in |ﬂ:§;r.|.|can:c cfa T
5,

sterical resoures as defined in CEQA Guidelnes Secion X
15064 57 (PLN) ; ) N | i
2 oub“taﬂllall‘ cause adverse changa in the s significance of a ! |
urique archazologicdd reseurce pursuant o TEQA Guidelings, i i X '
_Snchoen 13064 97 (PLM) . . i _! _ e e o
3 Dwectly or irdrectly dasioy a unigue pa.n::mc!c;gucal I ' X
resource of sile or umr"ue gecloguc, feature? (PLN) _ | i|
4 HJ\JB‘ the potertial to cavse a phjswa change wiish would : | | x
s uniue cbwceohrsvaes” W) | b [
'l 5 Restrict gxisting religious or sa\,red usas within Ine potgntial | l x
s impact area? (FLN) | |
- LN -
\\b Qisturb arvy human remains, including Ihese inferréd Du side : | X |
; ! i
| i

e Py st __._..__:T...__H
Fotentlally Significant | Less Than No
Envirgnmental lssue Significant | wilh Significant mpact

; | Impact | Mitigation Impact P
| e | Measwres 1l
I_1 Expose people or structures to unstat's sarth condinons of | % |
|’>Chmgeo in ge“‘oqlb subsirgCiures? {ESEﬁ l |
P2 Resultin sigradicant dsrupbons, dsplacements, compaion | ' X |

or auercrowding of the sol? {ESD; | !
3 Resullin sabstanbal change in opography or greuna surface | | X !
| celief teafures? (ESD) l 'r |
| 4. Feseltin the desiraciion, covenag or |‘1r-d|f|ca! cn ool any i ! %
Lumque gegiegic or physical features? (ESDH | [ _

. ; - - |
E 5 Resultin any sigrificant increase inowand or waler eros.on of | X !
J smiv athar onor off the site? (ESD) . '

Measures !

f formal cemetenes? (PLM)

Tiscugsion- ltem V-1:

Vhe nearest archaeologmaltusionic resource to the proposed project congsts of elemesis of 2 log chute and rolated
narrcy qauge ralrcad grade. Tne remans appear related o the Richardsan Brothers loegging firm, whaeh oparaled
inthe area from lhe 1870% to 1906, Thesa fealures have been recorded in the WWesh Martis Creck drainaga from
Sawmill-Flat al s southgrn:'r.ost extent These fealurss are approsimatéiy ane-hall mile east of be bouniary of the
clasest Highlznds || pace

Discussion- ftems V-2, 3,4,5,6¢
The culurafarchasalogical resournes evatiation preparad for the BiR did not idenlfy any other resourcaes either oo
o cloge proximiby to Highlands [t did, howeyver, Mclude 4 sngle mitigation measare o address tha unkkely
dacovery of such resourtes dunng constuchon.
1 annadvedtant discovary plan shail be geepared 1o eslablish protocol todenbily, evaluate and prolect any
prefusions or histone resourzes accidentally discovered durng project construclon achvties {Condacn 23,
FARY 410 24
Mo further rmikgatian maasuras are required.

VI, GEQLOGY & BOILS - wWould the projecl.

P M P1d'\r'ur.q ES= F..gum:'c' g f Suregeng Copartment, EHS= B rmrr‘E'"lal Healrﬁ SeEreces, APCD=gr Polotue Qartrgl D strict 9 of 36
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Lsiaton whuch may modiy the channel of a river, sieam., or | (
| lake? {ESO) ~ ! !
| 7 Resultin expocue of pecple o property o geclogic and ! o l
|
|
|
|

geomoreolegical {1 e Avalanches) hazards such as
earthguakes, landshdes, mudshdos ground failure, or similar
" hazards™ I’ESD]

| 5 Be located on 2 geolegical unit o sl that is unsable, or tha
willd Decome uwrstaile as a esull of the project and
poicnbaly result in on or off-site landskde. lat=cal spreading,
|_'2.m5|jenc9 iquaefachien. of collapse? (ESDY
9 Ge located on expansive 5015, a5 Gemed s T able ‘Ib 1Bal
i e Unidorm Building Code (1534, creating Substarnai nsks to | :
| e orprogerty? (ESOE | |

|
e g e oA

|

i

Discussion- lems ¥1-1,2.3:

The Monhstar Highlands I eraject progosal would result in the construchon of approximately STE ses.dantial unils,
32 emplayae housing units, 4.000 square feat of commercizliskier services, 15 000 squars feet of recrestan
facilitess, and the retocation of the mamterance facililty Yo construcl the improvemenis propesed, polantally
sigruficant impacts frorm: a disruption of soils on-side; exposing peeple 1o wrsiable eani conditions: and changes o
topography and .ncluding excavatiorfcompachon {or parking and circutalion arzas The Nortistar Highlands N1
project was included as a2 compenent w ine Northstar Highiarnds ProgramProject BIR ana'ys:s. The pregcosed
prosect v wilhin the soope of irmpacts addressed in the previously ceriied Northislar Highlands Program/Preject
EIR Mo new impacts wall ccour and no new miligabion measures are required. Potenhaly sgndcant isgacts an
ribqation measwes have bean adequately addressed in the earlier document and are descnbod in the Gealogy
and Soiks section of ihe Narthstar Highiands FrogramiProgect EIR {avalabie st the Placer County Planning
Eepartrent) and are ncluged with the projact by this reférance and reduce amy polenbal impacts to less than
significant levels.

Mitigation Mcasures 1tems Vi1, 2 3-
nyes! igation repen Shall be prepared tor thaT ph;.se and squr |tted tir lne Low t, The fml inee .JIg Jtun Shd
ncorparate the following measuies, as recessary, as wenlbfied in the Prelminary Geslachmcal Investigabon by
saran £, Davis and Associates {20027
The final gestechnical engireerng repcrt shall address and make recommendanang on lhe followrg airead,
avement, and parking areas; by stroclural faundahcns, inchuding retainirg wall desigr; ©) grading practices; di
crosionsyinterizabion, ) special problems decovered on-sile (e | groundwaler, expansweiuns'able sos, eic ), and
] slope stability. '
+  The fimshed oo 2levabon of &l straclures shall be at least byvo feel above existing ground elevanans for
areas that are near the 100-yea fleodpiar.
s A order to protect ste resources no gracd.rg achvibes of any kind may take place with 1z 100yeor
floodplan of the site dramage fealures except as nated in project g desga,

MR W2 Prior Lo the apprawal of projecth mprovement plans for each phase, a final geslechncal subsariace
myesligation repant shall be prepaced for that phass and subm iled 12 the Coundy The final investgation shall
meufporale the following mzasures, as wel' as thoss denbhod w W1

+  Building fcundations and concrete siabs-on-grade shall aol bear creclly on natree clay or ing-grain soils
ard shall be underlain by strectural fill, native coarse grain sois, o badiock. Asphall pavement areas can
bear direcly on such wmatenals a5 \ong a5 such pavemen) arsas vl oy be subocled to tignt rallic
lachng.

« Al structures shall provide crawlspace drainage as well as moisiure barrers under siabs whera maisivre
sensitve floornng will be inslallad.

+ If structures, concrale fabwork, pavoment, utifines or cloer improvements are te be [scated o tha vicirty of
any of e sl pils, the backlill shall ba remowved and recompacied in acoordance wath the reguirernents
conhained in ke sails report.

« Al excavation areas shall be hackliliad with stroclural Gl to focting grade or sub grade for siabs The widih
of over excavatior shall extend laterally from the edge of foctngs or concrele slabs at least gre-hall the
ceplh of over excavation, The aogragate base sectan beiow any concrete slab-en-grade lacrs coukd be
included in the recommendad Lo foot szchon

FLM=Planming, ESD= Eng nenrmc; % Surveying Department, EHS=En -rucﬂ'ﬂcmat Hzalhl Services, AP"D Aur Polloticn Cantral D-str 1(] af 36 X[ﬁ




I Seudy & Sheckbst continued

= Allsoi areas e recors strugtural il or siruclural lcading shzll be deasilied o a minirmiur of $0 percal
relative campaction The final surface shall be smooth, firm and sxibit ro signs of deflechion

«  Mabtwe granulac 52105 and excavated bedrock are switabla for structural LIl provaded particles are smailer
than eghtinches

M Y] 3 The project apphcant shall ensure (hat the conslrushon contraction s respansibie for secuning a sooine of
transponahon ana deposibon of excavatad matenats. All 2arth work shall ke mamitored by a geolechmcal enginza
tasked wilh the respeonsibinty of croending eversight duning all excavation, placement of fil, and d:sposal of matenals
removed friom ane deposited on the subject and ather sies Pricr ta exportaimport of any sail 1offror an of-sie
lceat-an, the apphcant shall obtain a Grading Permit fremi the Degaciment of Pubhe Works.

Pl W1 & The prosect appl candconstruction conivactar shall ensure that before daposal of spail, the suifzce of tha
disposal site ts prepared lorecewe the matedal Grutbing of the ground surface to e move suace vegrtation snall
Ce perdormed The ared shall be proparly keyed into hillside areas and modiied 1o contral dramags, As the spadis
transporfed to the sie, it shail ke adeguately moistunzed and campacted 19 the regquremants of an on-site
geatechnical onmineer The projest applcartcanstruztion comraclor sha'l ensure tne use and implemeantation of
emporary Bes! Maragemean: Practices s Lo ensura erosion contral througaout this process and paimareat Besl
Managument Praclices afta- iha engineerad fitl is placed inits final location.

" Excavalion and grading of tha project comporents could resultin sait ercsian. Te 2nsure that $ails do nel
duectly or indireclly discharge sediments into surface waters of West Martis Creek as a result of consirughion
aclivilies, water guallly priolection measures shall be wnplementzd by the preect applicanvcanstruchon conbracter
during consiruction as drscussed in Draft EIR Sechion 4 7, Hydrology ard Water Quably. The mitigaticn measures
shail be in aceordance with Coundy Depanmesnst of Pubhe Works Grading Ordinance reguiremants and Lakonian
Ragicra Water Ouaily Conteol Board regulations invalvng cortol of stormwaler discharges under the Nationa?
Palletast Discharge Evmirabon Systert program. The peegact is suhject to constrochon relatod stormowater permil
ragquirernants of the Fedaral Cl2an Water Act Natonal Pollutanl Cischarge Flimination System program. Any
required permits shall be oblained through lhe State Regional Waler Guahbly Cenlrel Board or Ensrarnmenlal
Frotection Agency.

PRI VT S The pecect appicant shall prepare and submit Improvement Plans, spechicationg and cost sstimates {por
the requirements of Secticn If of the Land Develogment Manaal that are meffazt al the tme of scbmitlaly to the
Placer County Department of Public Works for review and approval of 2ach project phase The plans shat show all
condilions far the projest as well a3 pertinent topograpn-cal featuras both on- ard ad;acent io the project, which
may be affected by planned construchon shal; be shown on the plans Al lanoscaping and woegaticn {acilibes witkin
the pubic right-od-way for pubac easements), orin landscasing within sighl 2istance arags al inlersectons. shall be
ncluded in the Improvenent Plans The progect apphicant shall pay plan check and inspechion Tees The costof the
ahcve-noted fandscape and irngation faciliiies shall be included in the estmales used o determing these fees s
fig projact apphcan!'s respansibilly to obtam the required agency siznalures on Lhe glans and to secure
depariment approvais 1f the DeaigniSite Reawew process andicr Design Review Commillze review 18 requred as a
conthifran of approval far e propest, sand review pracess shall be complated goor to submitial of norgvemert
Plans. Rocord drasings shall be prapared and signed By a Cabforna Registerad Cral Engines- at the propecl
appheant's experse and shall be subnulled lo the Departrment of PLbho Waorks pnor o acczplance by e Sounly of
sie improvemenis
Conceptual landscape plans submitted pnor to prepecl approval may require modiflecal.on dunerg the
Improrzment Plan process o resclye issues of Jidirage and raflc salely
Technizal revizw of the Fing! Map shall not comimence uokil the Improvement Plars are approved By the
Ceparbment of Puric Works The applicant shall provide five [2h copies of he appeoved Tentative Map ard o (21
capies of tha approved cond:tions with the plan chieck apphoaaarn.
= Siaging Areas Slockpling andior vehicle stagaing areas shall be identiicd on the Improvemznt Flans and
lecat=d as far as practcal from exishng dwellings and protecled resourcesin the area
= Pariung and Circulation Areas. Al on-sile parking and circulation areas shall be wnpraved with a durabls,
ali-weather surfare capable of supporting anticipated vehizle ‘oadings [1ig recammended {hat the
pavameant slructural sechion he designed in accordance with recorrmendations of a sailsipavement
analyss and should nol te less than hwo inchas asphaliic concrate over ‘ourinches Class 2 aggregale
base, or the equivalent.

Mbd 1 5 Dorning grading aperations the project apphcant/constiucton contractar shall temporaily dewater zones of
secpage occurring from fractures, using a system of ditches dieching water infiows o surps where watar can be
removed by pumps and tréated with Besl Managemenl Praclices to prolect waler guality

ALN=¥lanning, E50=5ngweenng B Survepng Department, EHS—Enwrdrmental Healh Seraces, APCD= 4y #oilution Control Dsbngt 10 of 36 ﬁZT




.

I e iy B Chesash conlinged
——o e e R

MM LT Proposed grading, dranage improve ments, wegetatan a“" lree [cmoual shail be shown oo the
rprovement Plans on each phase and al' work shall conform to provisigns of ihe County Grading Ordinance (Ref
Article 13,48, formerly Chagter 28, Placer County Cede) that anen effect at the hma of submitial Mo giadig,
ciganeg, of res cisturbance (@xcept ger arent Umber harvest plan} sha!l accur unbl the Improvement Flans are
appreved and all temnporary canstraction fzaging argund sansiirée areas has been installed and inspacted by the
County Al cutfill sleoes shalt ba a1 201 (horzontal, vorlical) uniess a scils report suppatts a steeper slope and
Departmant of Pubiic Works corours wish 5ad recomaendation.

Thz prarect appheant shail revegetats all disturhed aress. Revsgetator unaertaken from Acosil 1 1o Octaber 1
shall inslude regular watenng to enswre adegquate growih A winlerizahion pias shall be prowdad with project
Improvemant Flans s the projecl apphcant's responsitility to assore proser installalion 2nd maintenance of
ergsen controdvwintenzalion during projact construction. Where sol stogkpiling or Barraw areas ase ¢ ramain for
more than one corslinchion seasen, proper £rosion conlrsl measures shallbe applied as specified in lhe
Imorovement Plans/Giadmg Flans Prgade for erasion control where roadaide dranage is off of the pavemant, {g
the satisfastion of the Department of Peblic Waorks

Subirmt ko the Dcpart"nenl of Fublc YWeorks a letter of credit o cash de,pcsal i the amount of 140 parcant of an
approved enginear's estma'e for wintenzation and permanent eccsion contral work price 1o Imorovemeanl Plan
approval o guaranieo protection aga'n st erosion and imgroper grading crachices. Upon the County's azceptance of
impravernents, and salisfaziory completion of a one-year ma:nler*;me poficd, uncsed porons af said daposi shall
e refunded to the projec! apphcant or authonzes agent

i al any loe duning canstrection, a field review by a County personnabindicates a signifcant deviation fram the
progosed grading shown on the Improvement Fans, specilically with regard 10 slose haights, slope ratos, erosiun
contpol, wintenzation, trag cisturbance, and/or pad elevahons and configueations, the plans shall be reviewed by the
Cesgn Rav.ew Commitlee/Ceparmant of Public Waorks for a determination of substartial corfarmance 1o the
projecl approva's oreor le any furlher work procesding Failurs of the Desian Review Computlee/Deparimant of
Pubhic YWorks to make a determination of subs{antial conformance may serve as grounds fur the
revocauorfoadificabion of the project approval by the appropnate heasing vy

BRI WA IE Blasang s regared for the inslallatan of sig improvements. the developer will comely wih applicabla
County Ordinances 1hat re.ate o Blasting and use ony State lcensed coniactors 1o conduct base operalions

KM W] 9 Poor o enveronmentsl detemmiration for new developmaent within the Hablands Program area. provide a
project-level gaatechn.cal repodt of the solimpactls assocated with the naw development proposad. The projeet
level geotechrical repart aralysis shall inglude addhenal site-specihc mitigations based on lthe propesad speodic
rrpravemens to ke salisfaction of the Depariment of Peolc Works and, f necessary, update the Frogram Level
analysis mitigatcr measures

ML VIO Water guality treatment facdities Best Management Praciices or naw development willin the croeecl
area shall be desagned according o the Canforma Storrmywaler Quality Assooanen Stowaler Best Managemar.
Prachice Handbooks for Constructor and for Mow DevelopmentRedeveloprent (or other simitar sowrce as
approved by lee Depatment of Puklc Waorks )

Discussion- Hem Vi-4:

The Morthstar Highiands IF progeebwould nal resullbin ine destruchon o mad:fizahen of any anique gealogic Teature
at the site, The preliminary Geotachnicgl Raport ded pod denti'y any signdicant vmique geologic feature that wolld
B impacted by the progosed project The Norhstar Highlands || project was intludad as a component in (e
Harlhstar Vughlands Progiam/@rgect EIR anatysis The praposed praject i3 wilhin the scope of impacts addressed
inthe previously certified Nortkstar Highiands Progran/Praiect EIRD Mo rzwoimpacts wilk secuf and no new
mitigation measures are required These impacts bave Deen adequately addressed in the earkar document
described 1 ibe Geology and Sois sechon of he Narthstar Higatands FrogramdPrroject EIR (avaiatle atthe Piacer
Counly Planming Departrenty and were found 1o be less than sigrificant.

Discussion- lterns V1-5,6:

The disreption of the soil discussed i Ciscession Bems V-3, 2 3 {above) increases the ask of erosion and creates
potential for contamination of storm runctf with disturbed sadiorent or olher pollutants inrsduzed through typical
grading practces. Erasion polential and water quality impacls are always present and cooun when soils ars
dislurbed and proteciive vegatalive cover 15 removed The projecthwould increase the potenbial for erosion impacts
wilthout approgeate mitgabons as wel as increase the potenbal for impaching 2 stream The Monbstar Highlands 1l
project was included as a companent i the Morthstar Hughiands Program/Project ELR analysis. The graposad
project is wilnin 1he scope of impacts addresged i e previously cerified Northsiar Highlands Program/Projec!
EIR. Mo naw impacts will occur and no new miligaian measures arg ragquirad. PI:nter!.tlaH'_-,' sigrifica-lt impacls anc
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mitigatien measures have bean adequately addre,,spd i e carlier docurnent and are doscribed intha Gackagy
and Sois sechon of e Monihstar Highlands ProgramiProject EIR {available atthe Placer County Planming
Leparttmant) ard ars included with the project by this referenca anJ reduce any polgnbal impacts 1o lgss than
siznficant loveis

Mitigation Measures- Hems V1-4,5:
Fafar ko text i B0 49101
Fefer Lo text'n Moyl 2
Rafer to text i _MI*_I W13 3
Reler to text in LA W4
Refer o text in MM VLS
Refer to text in B VLB
Fafer fotaxt in MM VI 7
Refer to textan M1 I8
Refer to text in JAR W1 G
Rafzr o text in B4 WG

Discussion- ltems VI-7,8,9;

Subsurface matcnal at she site are lacking in the requiced combination of sol lypes and groundwaler condifions
naeted 1o craate unstable soil The sails at the site are relatively dense, therefore the potential foe liguefaction s
low The project site s considered maderately 10 highly siable and free from ground falures. Comphance with the
Calthormiz Bulding CodeiUniform Building Code would require all project elements to be designed to withstand
seismic forces and any potential expansive seids The Maahstar Hightands || projact was included as a comporent
w ihe Nerthstar Highlands Program/Projecl EIR aralysis. The proposed projsclis within the scope of mpacts
addressed in the creviously cerlified Nedbstar Highlands Program/Praject BIR Mo naw imipacts will cccur and nu
new Mikgalion measores afe required, These wnpacls nave been adequalely agdregs in the earlier dogumaent
descebad mthe Geaolzgy and Soils sechon of the Narthstar Hahlands Prog-amiFroject EIR {availasle al the Flacer
Counvy Planning Degarimant) and were found ' be less than s grficant. N mikgiation measures are requirad,

Vil HAZARDS & HAZARDOUS MATERIALS - Wouid the project.

- — e —— _— _— ———— i — - —_— .

! Less Than_r" : i

Polentiatly | Significant | Less Than -

Environmental ssue . Significant with Significant - I
. o mpact
Impact Mitigation Impact | :
L } ) . Measures | - :
i Crealea stgnificant hazard t the puL'u:. ar the emarGhmen: I : ‘

[

1hr0ugh the roulineg handiing Sransport, use. or disposal of |
hazardous ar acuicly Razardious materials® (EHS1 !_ ]

| 2 Creale a samificant hazard 1o the pusht or he enwicenmean | |
hrough reasonanly foresesabls upsel gnd acodenl conditions | I'
brvialwing the rcleaa., of hazardcus matenials intg he i J_ |
|||

i

|
R I

e"u*.rlrt}l‘n‘l“en"’lc:l'-la‘l L _____.J__,__

3 Emet harardcus emissions, r.ljbslames or wasta withir one- I
guarter mile of an existing or proposed school? (APL0) ! i
| 4 Be Incaled on a site which is includad on a list of hdzardrzus_“. ; -l_ |
| materiais sites compited parsyant fo Governmen! Code Seclion | | - :
| 65952 5 and, a5 a result, would it create a significant hazardto ' II |
' |
I3

: =

i e public or the envirpnment? (EHS)

5 For a project iocatcd wilhon an arpart 1and usa plan or,
where such g plan has not been adopted, witkin bewo tiies of a
public aieport or pebhe use arpont, would the praject resultina | i |
safety hazard for people resding or working in the projec] : ;
area? (PLM) e l ______ |
B Fora prupﬂcl 1 within the vicinily of a private airstrip, weuld the ! |
project resuitin a salely hazard for peophs residing o the ; L
piojestarea? PNy |

—_—— —— e e
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e — p— - = - - - . - o - —— - -
i 7 Ex,:.;:. o oelpie > or srucluras o a suigniicant ; risk of Ir;ss .n]ur l H T
| of death invelang widiard fres inciuding where wildlands are ! !

r

| adjazent wourbanzed areas of where residencas are
Lintermr e with widdiands? (PLN} L : ' ||
1 i -
8. Create any health nazard or patential keslth hazard ? {EHSY i ‘ X i' i
_ L : , I —
. T T i !
9 Expose pacple to existng sources of potental heailh | f ” - i
hazards? (EH35) _L ! 1 .

Discussion- ltems V-1, 2;

Constructicn of the proposed prosact would involve the siort-term use and sicrage of hazardous matenals
lyprcally associated with grading such as fusl and ather suslances. Al matenas would be used, stored, and
cisposed ot in accordance wils applicabic federal, state, and Iccal laws :ncuding Zaiifornia Occupatoral Safety
and Healih Adrunistrabon egquirements and manufastura's instractions Therefors, the proposed profsst dogs oot
pose a nsk of acadent of upsel condiisns invelving the reizase of hazardous mater 2ls Mo mutigatan mezswies
are rejuired

Discussion- ltem V1-3:

Based upon the analysis, there are no existing or propased schoels within a quansr mite distance to the proposes
rezonring project leecatien; the proposed project is not expectsa 1o emst substarbial amaunts of hazardous
subslances, Mo mdigation measures are requirad.

Discussion- ltem VII-4:

The EIR wWenlfizd threa enderground dizsal tanks located in tha viz ity of the existing mountain mamtenancs
facilty between Parcels 2 and 3 Lhal are histed an the State Water Rescurces Contro! Boand dalabase Twoof
thoze tanks wese removed in 1987 Aakird lank (3 000 gallen) s inhe precess of being aoandoned. Thers arc
"o sdes within the project area Wocated onoa site which s acluded o a listof hazardous matenas sites compled
pursuant to Government Code Secticn 65852.5 Wilh U abansonment of e three enderground digssi laris w
aceordance with stale and counly requirements and since there are no listed hazardores malenals sies, thare
would not be 3 significant bazard (o the pulilic or the anviranmeant

Discussion- ltam VII.5:

Highlands Il 1lands are not located within an arport compatitlily zone The enployes hoosing patsel, howeaver, fails
wetbin Zone B Other Arport Enyicons. Thes? i3 0o lang use imts mepased within ivis compantdity zore. Thes area
daes hgwever fall within the "He'ght Overview Overlay” zene This zoce requires hat any strecture greater than 25
featiall s subyec to feview by the Focthill Arport Land Use Comumission (2 ensuee Lisere would be ne gt
chsiruction: ereatzd. The IR indicaled 1hat the height of struciores woole be simelar 1o 1he sureoundng e ings
gnd Foaotull Arpost Land Use Commission indicated that there wouls be ne significant enpact in addidian, ke site s
located in the FAR Part 77 Arspace Zone of e Treckes Tehoo Argoel. Project components thal exceed the Far
Fart 77 surfacz must »obfy the Federal 2vwation Admunistralan as cequired by Subipart B ard by the Publc Ubities
Code, Scotions 21858 and 21653 The emplovee housing structures wauld be required [ comp’y wath both the
Fadyand Fopthll Arport Land Use Commussion regulations. The ouverai wevations for ibe employee housing
project would be 45 feet Az nated abowe, Foothill Airport Land Use Commission foind thal heigh! hmil wold not
create a aigarficant impact in the Northstar Highiands Master Flan SI8 primanty <ue io ke prevalling trec heigit in
the area In conclusion, the new building would not exceed tha prevailing tree height (See Figura 16 frem the
applicants' EIAQ document) The applicants’ project descrption includos the requirement that FoathiH Airport Lane
Uz Commission and the FAA review and approve the progect in advance of issuance of a budzing perrmid Mo
ritkgalion measures gre requirad

Discussion- ltem VII-E:
Therg are no peivate airstrips in proxrily to the project area.

Oiscussion- Item VII-T

Ir accordance with the Caltre Fire Wldland Hazard Severity Maps. this land = within a Yery Hgh wilaland iire
hazard area. The pror Highland ProgramiProject EIR imposad a mingalon measute @ require 3 fire management
plan to reduce the impact associaled wilh the witdland fre hazard In addieen, an emergenty access rmad
required for the overall develspment of Highlands. Highlands View Drive s 1o be connected 1o Big Sanngs Road for
BMargeEncy access purposas. 5ard road connecion is notntended W provide a ransportabon ink for general public
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'u'sdge i1 ug.::tion MEasurgs 08«2 been included as conditiors of approval on the master plan and in2 apphzant I"as
nzluded them as project features for Fighlands || These measures area a3 follows:
1 Frowde emzrgency acoess (Condiien 72, ML 311 1.1 @), In agditon, a fite managarent plan shall be
prepared o address, hoelding standards, bre flow, fuel modificaton, fusl puffer zones, el [Condimgn 74}
Mo turt-er miligat'on mezsures are raquiied.

Discussion- ltem ViI-3:

The project will inciude a siormwater delartion/drairage system. Starmeatar detertion basirs and pipes. unless
properly desgned and maraged. have the potenbal to creale a significant nealin hazard by providing an
envronmeant coaducive 1o bh,edlng mosquitd dizeass vestors Tha following mtigalion measures will reduos tha
imaact tooaless thar sigoifieant avent;

Mitigation Measures- Item ViI-8:

B WL In order to mimimize potential health hagzards re‘ated to mosquito breeding, deve.op a Mosguiio
Managemen:; Plan wiih the Placer Rosquito Abaterneat Disteict (PRADY Acditionally, the project witl be corditioned
to aliow the Placer Mosgata Abaternent District to review (12 Mosgquita Managemant Dlan and the Improvement
Flans.

Discussion- Item V1l-9:

Tre existrg mantenznce faclly was constructed in 1872t could contain asbestcs-containir 3 budding materiais
and lead contaieing materia's (@ 5. pant sealants, pipe solder). These elements could become fnable or mabile
dunng demalition actabes and coma inta contact waith constrocion warkers The Northatar Bigriands EIR idaaifed
i impacl a~d incheded mitigaton measure 4.3 7 requinng a quatifieg consultant 10 evaluate e buikding 10
determine if ary speoial demallior precaviens shoult be laken. The following mebizabon measure, from e
Morhstar Highlands EIR, wil réeduce the impac! to a bess than significant etffect

Mitigation Measures- ltem Vil-9:
BRI 2 Befoe nemalbion of any cn-site puildings . the project apphcan stall have a qualified corsuliant
Investigate whether any ol fess biildings conlain asbesios-cantaining matznals and lead kst could Eezome
friabile or mabile during damelilion activities ffound, tha asbestos.-containing materia’s and lead shall be remoyed
by a1 accradiled insgector in Accordance with Emverenmenltal Protechon Ageacy and Cauinmg Occupatu:,n'-ﬂ Safety
and Health Adnunstration slandards. Inadditar, ail achvibes {eorstiuchon or demahlaond in {ne vicinity of these
materials sha'l comply with Calformia Ocoupational Safely and Healin Adminisiraiion ashestos ard lead worker
conatrechon standards The asbastos-containing matenals and \ead shatl be properly dispased of at an appoopaals
off-aie dispasal fanihly, .

The Norihislar Hghlands CIR analyzed all of the agove mpacts and incleded mibgation maasures Al such
apphcable m.hgation measures have been apphied 12 this proecl Mo futhe:s mibgaion measares are reguired.

VIL HYDROLOGY & WATER QUALITY - Would e projact

P T T o T iLessThan | ___!___i
F'otpnllally | Stgniflcant : Less Than | No |
. Envirenmental Issue | Significang with | Significant | lmpact |
; ©Impact | Mitigation ‘ Impact  : - PACH]
-I | | Measures | i
el Ll — | — =
i 1. Wiolate any potable waler qualitly standards? (EH3) I | | ! *« |
. — | — BV I
2. &A)E.trmllal'" d&‘q.i;‘t{._ grourdw'ste HUppilr:h or interfers | ! | X |l
1 sebstanhally wilh groundwater recharge such that thare would be | ‘ ‘ i J
a nek deficit o agquifer volumea ar a lessonang of local greund. -«attr : . X ! !
i supplies (e the production rate of pre-existing nearby ~ells f ! H
L woud drop o a level which wa'd not suppon existing land uses I | ‘
L oe planned uses for which parmits have been granted)? (EHS) e L o
I 3. 50 bstanbally alter the exsting dranage pattem of the sils or | | i l
! ! A
I arca? (ESD) | ; ! |
B _ - | | S __l
] 4 Increasa the rale or amount of surace tunef? (ESD] | I X ! !
Lo _ - - Jl_..._,__ S A : |
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"--U.-‘>| Shudw X Sheclast ssahinusd

5 Creamw or cm'r":. o parafi waler which would includes i
1

8 Flore I"_.c-_using_;.-ﬁtﬁ:ﬂ PRGNS ;Par ficod hazasd ares a3 mapped | : ’ o
on a fedarzl Flocd Hazan boundary or F-':O:Jd Insmance Rate ! . X . i
Map par athor foed kazard delinganan map” (ESD) :

— = .___-_..h.___.

D8 Place wilhin a 100-year flced hazard anes mprovements

| whieh vioulg mpede or red ract f'uou fiows? {ESD

g 10, | Expr:.f,e pcople o stroctures 1o a ﬂlgmfcant fisk of lnss, |n,ur~
i o death ivalang flooding, incled rg flooding as a rasult of the

' fa:h.re of a leveg or dam? (E%D:

|
11, Adter the dreclion o rate of llow of ground-.vater? (EHS} . ' |

12 Impzact the wateished of imporiant surnce waler resources,
nzluding bt nol imined 1o Lake Tahee, Folsom Lake, Hell Holg
Reservoir, Rock Creek Reservair, Sugar Pine Reservair,

i Franch deadows Reservoir. Combie Lake, and Rallins Lake?
_EHS ESDY ‘

1
4

Dhscussion- ltem VHI-§:

Tha progect wil! utiize 3 combination of surface walsr and croundyater resoaces as ivs patable water sopply undss
the gurv.es of Northslzr Communily Service Distnct Nenhstar Com sty Service Disinct is a pu’J-[c anency
charged with the pofabildy of water inils 23vice area and surrently maats the Siate and Fedara standands fon
roiable waler supply. Therefore, (e project waoll nat viclate water gualily standards wolh rospect 1o potable watar

Discussion- llem VIIL-2;

MNarthstar Commurity Serece Cistrict wiil provide potabie water to the Nonhstar Highlands arza, inciuding the
project, from a combinat.an of groundwater and surface water rescurces An SB6 610 waler supply aralysis was
prepared for the EIR, That siudy concluded there would be adequate waler supples (o supply the coive Hightands
project arga New water delivery and trealment systems waill be required 1o sa:ive e anlire development araa All
such modif cations and upgrades to arsmission, slorage, purrery ard reatmert have been anhcipated and
planned by Meodssiar Community Serdice Disinet. This propest iz nol located 0 an arca whare 5058 are conducive o
groundwaler rocharce and tnerefore, the projsct wilt nol mtedere with orovadwater recharge Sincs there are no
water supply nrpacls, no mil.gaian measures are requ red

Discussinn- lterm VIH-3:

WAth the propo:ﬂ:d imprevemnenis, changes i the existing direchon of on she surlace water renoff will ocour,
however, there i3 ao supstanbal coange m ke averal: direction of fiow salhin thz watsrshed, The Nontistan
H.gnlancs 11 project was incluced as a component i she Nortkstar Hghezenes FrograryProject EIR analysis. The
oproposed projecl is within the stopa of impacts addrassad nthe prawcusly cemifisd Noohstar Highlanids
FregramiPrigect EIR No new impacts will occur and Go nesy miligation measunes are required Theso impacts have
boon adequately adi:essed i the eanier docoment describied in the Pubic Services and Ullines srchm of tha
Marthsiar Highlands Program/@raject EIR davalable @i the Placer Counly Fiznning Cepanment] and weare found to
be less ihan sign:hcant. Mo puugation measyres are requirsd.

Discussion. lizm VII-4:

The proposed proact will increase impenacus sudaces which typically increases the sionmwoler runoff amount and
volume These increases i irpervious sufaces have the gotenbal (o result s downstrearn unpasts, The Worthstar
Highlands H groject was included as a componen! in the Naghsiar Highlands ProgramdProcect IR analysis The
proposed project i within the scope of unpacts addressec inthe prewcusly cermfizd Merhstar Highlands
FrogramiPraject EXR. Na new impacts will ocour and no new mitigabien measures are required. Potenbially
sigruhicant wnpac:s ang mib faflich measures have been adaqualsly addressed o lPe earlier documenl and ae
described in the Hydralogy and Waler Quaiity section of the Norlhatar Bigilands PrograniProgect EIR [awailacle at

' qdbslan izl addtonal saurces of soilutad waler? (£.S0)
. , ey |
B, (Hhewise subslanbially degrade surface water quan:y?(zr‘:,fju ! ! b4
I N o
T Otheraise substaniaily degrade ground water qualty? {EHS) i X
|
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the F.acer County Planming kaqrtment‘l and ara nciuc.ed wolh the grojust L, lms reference ard reduces any
prienialimpacts to less than sgrificant levels,

Mitigation Measures- ltem Will-4:

MELIN 1 Ag part of the submittal of Lnprovement Plars for tha groject, the project apphcant saail subrad and
obla:n approval of a final drainage report i confermance wilh the requirements of Secticn 5 of the Lang
Deveiopment fanial and the Flacer County Sterm Water Managemert Manual fnat are in effec) at the hme of
subritlal The fepart shall e preparad by a Regstered Cwvil Engirger and shall, at a memum include the
following

* Awriten tedd addressing exsting coaditions he effects of propect mprovaments, ail acpropnate
caloulat'ons, awatershed map, increases in dovmatream flows, proposed on- and off-s te Improve mants
and detenlon faciiles, faatures t protect upwnstream uses and proparty and drainage casemens b
accammadats downstream fows frorm Gs progsal,

= Sorm waier renod skall be reduced W pre-project conditions through the instaliabon of retenbicnfdetantc
facthnes. Retenwwon/deiention facilities shall be desgnad in accordance with the requirgments of lhe Piacer
County Stonm wWatsr Management anual thay are in effzet at the tme of submilizl, a-d 13 the satistaction
of the Piacer County Decadment of Public Works. The Placer Courty Departrnenr of Public Works may,
after rewiew of the project dramage rescrl, delate this requirgmeant D s determined that dramzage
conditions do nat warranlinslaltation of thes type of 2ty Mo retenbicaidatanton faziity construghon snall
bo permilled witkin anydertified wetlands area, ficedplain, or nghtofway, except as aulronzed by project
apPRrovats.

s The report srall mag the lmits of the 100-year figodplar for Wes! Martis Creek 2nd the West Fork of West
Martis Creek ihrough the progect area as well as buld' rg setbacks. The report shall 130 shaw residenhial
and non-residentiai bulding yord kot clevations two feet above the 1C0-year Hoodplain (o firmahed flacr
three fae! above)

« Alldiainage laciklizs shall be designad with the asswnplion that upsiream walarsheds ase fully devetaped
Fulure gavelopmen: shall rot excesd the capacily ot he facikhes that are proveded o addibion, faglites
shail be desigaed wth fhe sssamplon that all surfaces are impervicus, as a resuli ol winter anow pack,
dunng peak Ao condibions, per Flacer County and Placer County Flood Control and Water Corsgrsation
Chstnct requirements

+ - Snow storage areas shall be localed culsde of areas that dram Drectly wito draipages and will include
water quality controi fealures, such as waler trealmonl wetlands and detention basrs.

o Alirelated andergiound and surface dranage systems must be addrgssed in crdar 12 ensure full integrabon
of areas hat wili generalz runct These areas wil include rocoflops. sidewalks, cublll siopes, palic areas,
streets, patking lois, up gradienl off-sie source areas, and impervious landsoaping a'eas Scepags Fom
undarground sources must also be addressed

+ Grading and drainage cesigns for future develepments shalimantsin exsting dramnage gailams by
preserving walershen areas and by releasing flows dowrslream in a manrer consisiart wailh exstng
condilions '

FARY WH| 2 Fook lined gitgres shall be instal'ed on the ool slope sida of the oad (road seclions shat comphy with
Fiate 3 Land Development Marual] and ouf of 15 righi-of-way 1o capture ofane dianage and allow il 1o pass
ungder the proposaed Highlonds Dove without being trzaled for water qua ity as aproved by the Deparlment of
Pubihe Waerks,

MM S Runoff from the downhidl road gdge will be allowed (o shael figw onta the road shoulZer and across
vegetated slopes, vegetated swales or fiter strips. Shect ranoff shall ke allowed 1o contree across landseaps
areds and open space whare posaitle. Vegselatad swates and sfopes shall be designed per the CAS4 Best
Maragement Prachces recommendations faund 0 the New Development and Redayelopme:t Handtack on tact
sheets TC 30 and TC 31, In additicn, prnciples and swachices auitined in Saciion 3.2 4 Landscaps and Open Space
of lhe aforementisned handbook ircluding mulches, wwer sail Compaction and adding amendments 1 the soml to
wcrease the soils stablity and pefmeabality will be incorporated imo [he desgn. Where ceerland Bow mus) reran
concaentrated, swales will be designed watlv 2 comBinauon ol reck and vagelahen o eromate reducton in fow

velocity and increased infiltration opportunines.

MM WL 4 Dirainage facinties. for purooses of cobeciing runcll or indiidual ots, shail be designed in accordancs
with the requiraments of the Placer Cownty Stoem Water Managemant BManaat that arz in eflect 28 the tma of
submittal, and o the satisfachon of the Placer Counly Department of Publiz Works These facilites shalt be
conglrucled wilh sundivision improvemeanls and easements provided as required by the Placer County Department
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cf Fubhs Warks Ma rienance of these faciliies shall be provided by the hamecwnars’ assaciaban or ainer entity
approvad by Oepartment of Pubilic Warks

M WL S The following off-site dranage faciities shall be evaluatad in the drainage repart for condingn and
capacly and shall be upgraden, replaced, or mitgated as srecitad by the Placar Courty Deparliment of Futic
Works A Northstar Onve at West Marus Creek, Bj SR 267 al Martis Creek

Biscussion- llems VIIL5,6,12:

T consiruction of the proposed wrprovemearts also has the potential to dzgrade water qualty Stormwater runoff
naturally contans numaraus censtituents, however, urbamzatsn and urbar achvlizs moluding develepment ans
redevelopmant typca'ly increase constituent concentratinns o lzvals that patertally mpact wate: quality
Pofletants aszeoaled with stomiwater nclude, bul are ool irdes Lo, set mand, nelnents, silsireases, el Toe
propesad increasz inompericus surfage has the potenbal 1o resait n the gerearabon of nesw ary-weatmer runc
conlaricg saw! pollulatts and alsa has the polenbal 1o incrzase the congenlration andior total fosd of sar
paliclants in wet waalker stormwater runolf. The project may poterhally impact 'ne water quabity of Mart:s Creek
The Nerthstar Hiohlands || propsct was included as a component in 19 Norhstar ihghlands FrogramiProjecl BIR
analysis The proposed prajact s within e seope of :mpacts addressed in the previcusly cerified Nesthstar
Hghlands Piagram/Progect EIR. Ko new impacts will occur and no aew mitgaton measures are requied
Polenlially sigrificanl impacts and mitigalion measures have been adequalsly addressad in lhe earkar dogument
and arg deschbad in the Hydrology and Waler Quality section of the Nodhstar Highlands Programi®reect iR
favailable al the Placer County Flanning Departmeant) and are included with tne project oy this reference and
reduce any potestal impacts (o less than significani levels

Mitigation Measures- {tems VIIN-5,6,12:

e VI B tn complance with ihe requirements of the Slate General Construchon Activily Storm Water Fermil as
well as the Water Qualily Cantri! Plan for ine Lahontan Regon (Basin Plard, tha project appboant shall prepare a
Stormwalar Pollution Prevention Plan, wich descrnbes e sile, erosion and sedimeant contcls, means of wastz
disposal, implementation of appraved ocal plans, cortral of post-construchon sedimant and grosion cantrol
measures and mantenance respons.bitfliags, and nen-storm walar managament controds {such as thoss water
gudity conlral fzaiuris wdentified 1o the Steom Walgr Pallution Preventicn Fiat fzr Nothstar Yillege Phase |-
PSOMAE, 2003 The Stonmwater Pallul.on Fievention Flan shall ke submitled to the Lakontan Ragicnal ‘Water
Chualty Contio) Board for review The apphicant shatl reguire all construchon conuactarns o relain a cogy of Lhe
approved Stormeater Pollubion Prgvenlion Plan or the consiruction st Best Managemenl Praclees sdenbled in
tne Stormewsater Pollubon Prevent'on Plan shal e wilzed o all subsequent sile develepreant achvitios Water
gquahty conlrols shall ke consstant with the Placer County Grading Ordinance and the Lanontan BEeganal Valer
Qualty Cantroi Board's Lahonlan Reguonai Prejact Goidehnes for Eroswen Contral and will demonstrats tnal the
water qualty controls will ensura in compl ance wilh alt carrent reguitamants of the County aad Lahonlan Regional
Water Quality Conirol Board Water guality controls shall ensors Thar run-off meels the water qually central plar for
the Lahontan Region (Basn Plar) watzr quabty oejectives for Blasis Creek, as well as comply with tme Basin Plan's
narralze walnr qoalty ohjectives, stale antidegradabion policy, and maintam benclical vses of Marts Creek and
tdatts Cregk Reservor as defined by Ihe Basin Plan Siorm waler quably sampling and reporing asscoaiod with
the Stormwalter Follution Preverion Plan shall ba tha ressonsiility of the project apphcant

Lahoatan Regquoenat Water Quality Contred Board Expesed graded aeas shall be protected cunng ihe winler
months using appropriate methads

R IS Proor b enviranmental dederminaton for nes development willin (he Program Area, a project lzvel
gnalysis of the water qually impacts associated wilh the new preposed deveiopment shall be provided o the
Crepartment of Pubhc Works The project level analysis shall include additicnat site-specific. mitigations based cn
the prapesed specilic wmprovemants to tha satisfacton of the Placer Counly Department of Public Waorks and, if
recessary, updsale the progiam analysis miigaton measures. The analyss shall also include a plar denbfy ng the
locaton of proposed water quakty nitigations and a preliminary design.

b YIS Prior loamprovement plan approvals: dhe project applicant shall develop a Temporary and Parmanant
BiIF Plan {including maintenanze ) and idanlify wha will be responsile forsesunng s wnplemantation and making
the necessary updates/modifications. The Besl Management Practices (a3 described ander Impact 4.7 3 and in
Tabde 3-4 of the Drzlt IR} shall be designed according to the Cabfarma Somiwater Quality Association
Stormwater Basi Management Practice Hardbooks for Constriection and for Mew DevelopmantRedeveicpment {or
other similar seurce as approved by the Placer County Depariment of Public Woiks), .
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E"J_”_J Stran hates, w caadies. or simiar davices used for ercsior cortrat shalt be cerliied 28 waed frea unless
matenals collectad cn-sile, such az pine nesdies, are used

MV 11 The drainags repor 203 subsequent site development submittas shall address stomm drainags
managaemnnt dusng construthon and laereafter and shall include provisions for the apphicatian of "Best
Hlanagement Practce” measuraes and water quality control features fsuch 25 thase wentified in Craft E1R Tablg 3-3
AntIn e 3term Water Pollufion Fraventan Plan prepared for Northstar vikage Phase |- PSOMAS, 2063 o
reduce ergsion. waier qualty dedradaten, elo from all project improvzmenia. Pammanent walzr quatty cordio
teaturas described in ihe repast shall damenstrate {such as through routine water guanty menitenngi that the waler
quakly cocitrols are adecuate to mest the Water (}uah“ Cortrol Plar for the Lahontan Req an iBasin Flang walar
quahly abjactvas for Mads Cresk. as well as comply with Ihe Bazm Plan's narrative water gually state
antdegradabon polcy ard mantain beneficial uses of Martis Cresk ard Misibs Croes rossmr a8 designed Uy the
Easit Plan. The progect will also parbicipate n the Martis Valliay Community Plan Comprehensive Watar Saalty
KMandownng Pregram and subseguent reguaramens of Rais Valicy Commurmly Plan Natera) Resources
mp.ementat.on Program 18 Stormowates discharges and discharge of earth and mateiials iolo the 100-year
Hoodplain (e | bndge crossing siructures) shall te in comphance with all current raqurements of the Lahonlan
Ragicnal Waler Quality Conlral Board (e g., Lahonian Raqion Projact Guidelnes for Eroswon Contrail,

BRIV 12 Storm drainage from projectimpeneaus sufaces (includimg roads) shall be cotlected and rowted through
speciaily designed satch.basing, vaulis, fiters, etz for entrapmert of sedimant detris and ciisigraases (such as
those water quality contral features identified n Orafi EIR Table 3-7 and inthe Storm Watsr Polittion Prevention
Pian prapared for Narthstar Willage Phase | - PSOMAS, 20031 Maintararice ol faghites shali be provided by the
project appleant unbl e comrdnit is undar the control of 2 Home Owniis AssooEtion or similar ey, then s
the azscoiation's ophgalon o provide facnly mantenance Thes situat.onoeail preval urless, and urhi, 8 ooty
Seraze Areais created ard saul facillios are agcepted by the Coonty for manténance Sasements shall e craated
and offerod for dedication o the County Tor mantenance and access o these facliliss in antzipalion of possible
CDLIfI[_p' Rntenance.

Discussion- ltem VEI-T:

The preposaed prajgct al full buldou weuld tesu't n an increased demand ior wales sepp'y, «hich may resulin
increased groundwater usage This impact covld subsianhally degrade groues wiier quality Tha fallgwing
mit-gation meascre, from 'her Meithstar Higelands PregrameProject EiR, wil reduce the impact Lo & lzss than

sigruisCant even:

Mitigation Measures- tem VID-T:
BRI AL 13 The applicant shall design storm dranage facilties to provids (_,luuncmnter racharge. alicnuale peak
flows, and minimize risk of erosicn. by desigaing stoem draon oulfalls that oo et roadway runeff 1o dircot flows 1o

infillralion faciite s that will promote groundwater recharge.

Dizcussion- ltema VB9

The praject s is oot localed within 3 300-year flood hazard area as defined and macped by the Federal
Fmergenay Managemenl Agency (FEMA)} Howsver {nere are dravagoways that have areas ol mundatcn daring a
eyear stanr event There s a poienlial 1o place mprovements that have the polential o atler or dive ! dransge
flew that may expese ozal upstream and downstream areas o increased food hazards. The Northslar Hghlands 1)
project was included as a companent in the Mernstar Highlands Programd@roject EIR analysis The proposed
project is wathin lhe scope of impacts addressed in the graviovsly certifed Northstac 1 ighlands ProgramProject
EIR. No new impacts wil ooour and ng new milgahsn measuias are requued Potentially sgnificant impacts and
mitigation measures havs been adequately addressed n ihe aadier document and are descnbed inthe Hydology
and Watgr Gualty sechon of the Nordhstar Highlands ProgramProject T (ava'at e at the Piacer Counly Fanning
Deparimant) znd are ncluded with the project by this reference and réduce any potental impacts 10 1838 than
sigmfizant levetls.

Mitigation Measuras- ltems VII-8 9:

MRV 12 As part of the submilial of the final dranage repont for cach phase of the progect, the repert shall inchde

tha followmg'

. sy exposed ulinty crossings on foadway bridges or box culsits Ihal span Weast baris Creek ard the

Wasl Fork of West faris Creek shall be claced on the dowrstizam side of the culeertibridac shall not
restrict lhe low capacily of the cuwert and shall be placed in protecive slegves Any sewer INg cassmgy
shall pe placed 1n protectve sleeves. Any sower ine crossings shalk be placed oo sieel casings lo preciids
the possitlily of damage to the sewer line or swill inlo the cresk ftherz & a 1eak,
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»  Fordramage shuoleres serving the W c~=1 Fork of w 3t Mame Crack and West Mart s Creer and Sther
drainage courses where there may be polental for erosien from ugh velocity floodwaters, arosion
praacton ard bank slabihzation measures such as rock slooe pro'aclion shali be mplementae 1o mamiaon
lhe snlegrty of the swuciures

o A patenbal surface waters af the State, and all waters of tha U5 including wetlands shail be avcided i
the project design, 1o the maximum extent practicab'e. All procosed projacl features that woutd nclude
mpacls 1o surface walars of the State shall meet Lahonian Begional Water Quality Conirel Board.
requiremanis of the grar of an exemztion for the placemant of 1llin surfzcs walzrs of the stalz a5 set forls
1% the Basin Plan

the CDLHI!‘ for a,,pn 3’ The Dla W Shall Ie1. £ \1.I.e d:augn {?|t_.ﬂ ents .ontgmsd In g appmuﬁ f|‘1d| d Tag ag:
report

M VELE The draimage repert shall ideenfy maasures (rock andfof grass ined swates) 1o inlercept off-site storm
runo'f cn lhe upslope sidz of buitdings and convey sard runoff arcund or babveen sile buitings,.

Discussion- {tam VII-10:
The Northstar Highlards [L project was included as a component in the Norhstar Highlands ProgramiFropect ERR
analysis The proposed projech s within the scope of impacts addressed 1inha previousty cecified Nonhstar
Righlands Program/Project EIR. Mo new imsacls will coccur and no asw miligalon measures are required. Thesa
impacts hawe been adeguately address i the eardier document descrted o the Hyarology and ywater Quabily
sechon of the Mornhistar Bighlards ProgramiProject EiR (available atihe Places County Planming Departracnt).
Ascordig 1o tne Placer Courty Mult-Hazacd titigation Plan (January 20035, arsas within the County may ba
subecl o potential mpzacts from dam failures. The Martis Creek Resenvonr As 1ocated soush of the Morthatar area.
The inundation boundaces following West Marbis Creek and Northstar Drive and Basque Raad could be sotentialty
mundaled Tre proposed projechis localed piademinantly outside vy inundation area Theretarz, the ioepacls frem
dam falures are 'ess lhaa sgrifcant. Na rutigation Maasaras am required

Discussion- Hern VINI-11:
The project will not alter the directicn ar rate of flow of groundwater as 1h water production requirameants for e
groect arg withen Morthstar Commucity Serace Gistncl's capaz:dy.

Discussion- ltem VII-12:

The project aperabion at fell Buikdot would result i an incraase o urban corlamnants 11 sorface runolf, which
could atversely afect tlartis Crack and its tnbutanes, The following aritigal on measures, from the Manhslar
Highlands ProgramyProgact EIR, will reduce ke impact 10 & less than signicanl avent.

Mitigation Measures- ltem Wil-12:

MA VI AT The diginage repon ard subssguart sie develepment submistals shall addrss storm drainags
ranagemsnt during construction and lhereafler ard shall melude peovis ong fus 62 apphcaton of "Hes|
tanagement Prachice ' measures and walar guahly contiol features (such as thoss wenbhied o Oiait BIH Tatdle 3-4
and in the Storm Walar Pollution Preventicn Plan prepa-od for Morthstar Vidage Phase § - FSORAS 20030 b
reduce erosian, watar quality degradation, 8¢ friem all pregectmprzvemeants Permanent water quaaty contral
tealuies deacribed in the report shall demcnstiale (such as lkrough rout re water quabity manitonagh thal the water
quality conlrols are adequate to meet the Waler Quahty Caatral Plan for ihe Labionian Regen {Basin Plan) water
gualily chyegives for Mardis Graek, as well as comply with the Basin Plan's narraive water quality siate
anbidegradation polcy and maintam beneficiai uses of Martiz Croek and Mats Creek reservar as dzsigred by {he
Basin Plan The projact wil alse partcipa‘e in the Madis Yalley Community Plan Comprehenseve Walar Gualty
tlorularing Program and subsequent recorement of Martis Yailey Carmmanily Fian Matural Besources
Implementatian Program 18 Storm waler discharges and discharge of earlh and materials inlo the 100-year
tlondplain {1.e |, bridge crossing slructiras) shall be in raomphance with all currgnt requirements of the Lahontan
Feganal Waier Quality Control Board {e g., Lahonlan Region Project Gudeknes for Erosion Conlral}

Lkt W 18 Shorm drainage from project impesnous surfases tncludwg reads) shall go colieclzd and rated through
specially designed catch basing, vaulls, fliers, ete for entrapment of sedimeit debsis srd aisigreases (such as
{hose water quality control feaimes ideanfiad in Dealt CIE Table 3-7 and in the Sicrm Watar Pollulon Prevention
Plan prepared for Mohsiar Village Phase |- PSORMAS, 2003). Mantenance of facilites shall be pravided by the
project apphcant unbl the contemunidy s under the gontrol of a Hame Owners Assogiaton of simalar gntity, Iher i
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ihe assoliation’s obligation Yo provide faziity m'{lnten:ncﬂ rnls sntuahon il r'rfnal untzss, and unt, a Coanty
Serace Area is costed and said faclines are accepted by the County for maintenance. Easemenis sha'l b2 creatad
and affarad for dedcaton 10 the Counly for mamtenance and access to these facihiies in anticigatian fpo;snblc
County maintenanca,

The Northstar Highlands EIR analyzed a” of lhe above impacis and incudad mitigation measares Al such
appl.cable miigatan measures have been apphad fo his project. Mo additenal mitgation measures are requirad.

X LAMD USE & PLANMNIMG - Viguid the DFD]‘E"’_E

FE’-J v of land use corflicls? kPLNu _ |

| - T T [ Less Than : . i [
[ ! Potentially | Significant | Less Than No :
| Environmantal {ssue Significant |  with | Significant inpact |
Impact | Mitigation | Impact P
L ) Measures | '
— —— | _._._,-._,—._.;—_.-—\_.__i_,—\—._——_ | —_——— -
I T Physizally dwide an established community? (PLANG | | X o
——— I i

2. Conflict with General PlandCommianty PlaniSpecific Flan 1 I | i
designal ons or zoning, or Plan podicies adopted far the . X ‘ |
purpzse of avaicing or mit gaung an environmental effect? ! i
(EHS ESD. PLN) P : S S

*3 Confhict with an any applicable habital consarvation plan o ' | | :
: natural comenuanity conservation plan of olhe: Soanly polces, [ X : i
plans, or requlabicns adopted far purposes of avoiding or ; ; I |
iwfmmcnlal effects? LNy | b }__ I T
4. Resulbin the devslopment of ncompatble uses andlicr the i ; X | |
? | i
i { —— i
T

5. Affazt agneultural and #mber 1esoLrces o ow-r Hons (i e .
i mnoacts .o souls or fzrmlands and timber harvest plans, or X
| impacls ram incarmrakble land yses)? [PLN |
B Diseupt or divide the phfsmal arrangemenal of an astal Diiahed : |

i
|
|
|
|
i
L

cormmunty (including a lew-income or mincrity communityl? ! ! : X

[ (FLN; ) - S S S DU S
7. Rzsulbin a substanhal altzcabion of the prasent or blanﬂe'u | ; X | ‘
land use of an area? (PLN} —L | |

|

T Caveo economl" Or oAl cihar nges that weould resud 1n i !
1

agmfu,:—mt adverse physical changes 1o the environment such ‘ |

as urhan decay or getzricration? (PLN)

Discussion- Hems 1X-1.2 6,7

There would e ng imprel asscciated with Discussion Iteims 301 and 6, becawse the area s currently undoealoped,
Az te Discussion Hem: X2 the land use conlol would be mitgated through ing immediale rezone ram TRZ of lhe
moutain maintenance ,_,arrel and I employae housing parcel. The mountair maimtenance parcel wl be rezenesd
o Farestry and ar equal 2ize parcel {six acres)w 1 be zoned o THZ Conduzn 132 of the [hghlands Master Plan
reguires that an egual amount of land be rezoned 1o TPZ in order ta aliow the immediate rezane Policy 3 A 9 of the
Martis Valley Community Plan allows the rmmediaie tezone from TRZ for employselaflordable housing projacis
withaul the need 1o rezong replacemeant lands. Ulamately. theimmeadiate rezone must be revicowad by the Salifornia
Board of Forestry Tre applicant has pravided a statement demonstealing confarmily for both of the immediale
rezoming requests as provided in Sechca 51130 et sen ol the Calformia Gowemment Code.

Tne Naorthstar Highlands H project was included as a compoanant in the Morhstar Highlands ProgramiFroject
EIR analysiz. The proposed project s within the scope of impacts addeessed in the previcsly cedified Monhatar
Highlands Program:Project EIR. Mo new impacts will oiour and no naw mibigaion measures ae rgguirad
Foientially stgnidicant impacts and mitigaton measures have been adeguodlery addressed in the caiber document
and wili be incleded as pail of tho project's approva’. The paor BTR 15 avaifatie for public review at e Placer
County Plannmmg Depanment. Mo minQaton maasures aré raoquired

Discussion- lem X3,
The County, lhrough the Martis Valley Commuority Flan, is in the process of developing a comprehanzve habitat
managemenifopen C_.pacﬁ plan Al projects that remove lands from open Space ani replace thent with urban yses
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are requared o panicipate o setting up a long term apen space Rabdal managamant plan Thes project was reg-. ed

a partcipate through condibion 123 (MM 4 9 2010 that program The appheant has incorparated thal program ino

e Haghlands 1 prajact ©o mibgaldn m2asures are recuired.

Discussion- tems 14-4 5;

The 2niy pote~tbal incempatible use crealsd affects the wwo TRZ zorned paicels as discussed under Discuss.on lam
a2 Onoe rezcnec, thare will be no conflict New land uses associated with the project wall not have a sigrificant

impact o the auiity of the imbar resoerces on ad.oining properties 1o ke managed ir the fut
apphcatic w the s acie stz of the relocated mountain ma'mtenance facilly As to the rezens

ra Tris s particularly
o asrommodate the

arployee tousirg componant, the Placer County Ganeral Plan requires an appraenate bufiar 1o ensurs

compahtaity

- The Placer County Genaral Plan requires a 160 to 400 foot buffer between residenbal uses and tmker harvasi
lands. Parcal 24, 2B, 2C and 20 gropose up 1o 178 condomimmum umits The closest TRZ zoned land 15

approxermately 950 feel 10 the east Inorder to mast the 100 foo! mimum puffer belween resi
Forestry land vs2 designabicn, the applicant has praposed thal a 4 4 acre aiez be rezenad fro
W the RA-D5-FD-13 zone The rezone of a larger area will assure that fulure resedents of lhe

denbial uses ang the
m TEZ and Faresly
emgloyes hoesing

complex wait Be propesy butfeczd from noise and dust from cecasional inther hardesting aclvites Mo nitgalen

measumes are required,

X MINERAL RESOURCES — Would the groject rasult in

| | less Tha

Il i Potentially [ Significant

|

! . Impast Mitigation

b - _ ...l _ _]Meosures
1 The Ioss of avalaaty of a known mineral sesovrce that

swenu'D ke ol value t e reguan and he rasdenls of the state?

_—— — —

o

Less Than I
Signiticant | Impact |
Impact | . |

T '_'____i____|

F (FPLMG ) N T R ___.______|_____,!

[_'E The loss of gvalatity of a locally-important mineral rasource
| reccvery site delingatad on a lecal ganeral plan. sgecilic plan or
Lather land use plan? (PLN

i
I
Environmental Issue : Significant with E
I
|
I
I

Discussion- All ltems:
Thers are no Known mmearal resources an-site.

XL MOISE — wWould the project vesull in,

|- | Less Than |
i FPatentially | Significant
Environmental lssue * Significant wilh

| limpact | Mitigation
I | Measures

1 'Ex[:_n:jsur{é (:'f_persons ta ar gensrahon of n:,us,e Irvels n
oxcess of slandards estabished o the \ocal General Flan,

! Communily Plan or nose crdinance, or asphcabiz stardards of
Lotves agencies™ (E98) _
1 2. A substantiial permanent increase in ambienl nose levels m

the project vizirily above levels existing withoul ihe projact?
[EHS) _ — I
3 A substanbal iemporary of penadic increase i ambienl noise {_ .
I

;.
|
-

X

|
|
I
|

1
|
=
|
1

|

L evels m the project weinily above levels exstng withaut the
project” (EMS) i I
; 4. For a project ocated within an aicport land use plan or,

L wihere such a plan nas nol been adopted, wilthin two miles of a
I pabhic airpart or public use arport, would the project expose

I people residing or wocking in the project area 10 excessive

L Noise lavels? (EHS)

B N N

|
J
|

|
|
|
|

|

|

|
——i—~——-.

,__
|

|
L

I

|

I

|

I

- = -

Less Than ;

Significant
Imgact
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Discussion- items X/-1,3:

Mosse frem construchion activities will notizeably increase noise Yavels abowe existing ambignt noisa levels.
Construcion noss emarating from any eanstructon actraties {rncleding pile drvang or blagting] for whicn a building
Ferm b or grading pormit s cequared 15 sulyect 1o naise level stardards as detadad in the Placer County Genaral
Plan, the Maris Valiey Comﬂmmu Flan and shafl comply with Plazes Couly Coda Aihicle 9 38 The project shail
carpry wih the requirements of the Nodhstar Mightands EIR (PSUBE‘UU"ﬂSG%r rritigation meazures Mk 45 13,
MR 4510 MM 4525, MM 4.9 20 MM 4 53 and M 4.5 11) for Nortkstar Aighlands || venich are dascrived be.ow.

Mitigation Measures- [tems X|-1,3

Thi fllonwing six mitganon reasires have bear adoplad by the projact preponent from the existing No-hslar
Highlanas QIR (PSUB20040898) o mitigate far noise impacts related to construclion. grading, il Jrivng or
Blasting aztwiles dor 1is project.

M X1 1 The project appTican! shall prepare construction specfications thatrequire the construction conlracior 1o
implemant ricise reduchon maasufessdunng construeticn when within 500 feet of naise sensitive recepiors. The
constouchion specificatiors shall be subrvited 1o the Counly o review and sppeoval bejore Improwement andlcs
Construchion Plans are approved. The constiuclon specifications shal include the foliowing measuras
+  Locale fixed construchion equipmant sech as compressons and gererators as far as teasinly posshie from
sansiuve ecepions. Mutfe or sheld all irtzkes and exhaust ports an poser constroction equipmand
+ Al gonsliaction equipment using internal comblsion engines shall be in proper uns
« Allconstrucheon equisment wsed forinlersechon mpeovemeant aclabes shall have fastory inslatsd mufflec
Sy5lEms
= Before any parizularly nossy actnelies (&9 mpact ple Srivngl are erformed, wiittan rotice of such
aclrabas shall be provded 12 all resideacas veithun g 200 foot radius of the desaloprent sile, Netess sha
inisude scecific nfarmanon about the expacied haing of these actmtias. The sonstruchon conlractor sha”
show reasonable flewtslivy n azeommaodabing aflected pamasaf theie are spaciic rzmteely bref tme
penods tar which @ major atfected parly would ke 1o avoid ooise ihsturbanze {e.g | apecial avents)

Mkl %2 The project apelicant shall prepase constrection specilicalions that require she construchicn conkrazsar to
lirmt Lhe haurs of construclan activitas as fallcws:
s Conslruchion achvies shal e hnnted 1o 1he hours of 7 A8 e 7 PR Manday theauih Friday arct § AR b 6
M Saturday. Mo canslruchion activibies shall be peiformed on any Sanday ar Federas holiday,
= I[necessary, nightvme conslruchon {7 PA o 7 Akl Monday theough Frday and 6 FAM 0 8 AM Saturdays)
shall be linuted to no maore than len conseculve days.
= ln=scessary, nighlhme constructian (7 PM i 7 AR Monday to F*lza; and o PR a8 AR '%a[urd"gsj shall
not exceed 70 B maumum noese level iLmax) al any of the esdanhsl boiding facades n order lo avoid
sleep distuckrange Thergiore, setbacks rom the constructior as desgnbed in Tatiz 4 &-6 (Morhglar
Highlards £R) shall be inaintainzd y
«  Essenbally, guet aclrabes, which de nobineake heavy equipmant arrachingny, may ocour ot other imes
Work occarning within an enclased budding, wath e roof and siding completed, may ocour al 21ner wmes
a2z well Tois condilicn shall be noted an the Improsement Planz andin the Govelopment No[s,bookx ifere
15 required fer s project The Pianning Dwector s aulhorized 10 warre the ime frames Gased on s;e014
ciIrcumslances, such as advorse weather conditions

r X2 The propect applicant shall ensure that an oresile moritar s preseal to provide conlinuous wabration
monitonng Sunng pile diving or blasbing actyibes for any existing building lzealed wihe 500 fool of any pale doving
or blasting acteaty

MR X1 4 The praject applicant shall inspect any sxishing buildings located wdhin a 500 foot radis of planned mle
driving.or Blasting actvihes. The inszechion shall document pra-axisting corditions The pre-nspection survey of the
buildings shall we comaleled wilh the use of photographs, videotape, or visual mwentary. and shall include inside
ang outse locahons Al @xshog cracks inwalls. floors, disoways gle, shall ba decumentad with cufficent detai
lor compansaon during and wpon complebon of pile driving acteates o determine wheller actual viiralion famago
has coourred  The resclls of both surveys shall b poovided 10 the County for review and acceplancs of
conclusions, Should damage accur, constryction operahons shall bz halted uniil the problem actyity can be

PLN Planmng E:SD r_r'r neErlng & Sus YT g ngﬂr*rnmt Eh5= Ennr_.nrr'.“ntal Heal"“ ‘:ur'f rr--’, hFl"“J Alr Pol uLlor' Cortrgh Qisonce 21435
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idgrntiléed. Cniz idenbfied, the prablem- activity shall e modified to eliminale the protlem and profect the adjacent
buildings Any damage o naarby builidings shall be repaiced back 1o the pra-zxsting condstion,

M X7 5 Moise-atleruating measures shalt be identfied in a regu'red acotstical aralysis in order lo reduce noise
levels at noise-sensilive land uses, in compliance with applicable standards, includ.ng Titie 24 of the Californa
Cede of Regulations and County standards. The applicant shall implement noise attenuating measures inlo he
projecl design. Maise-allenuating measuras shall be idertified to achieve agplicat'e intenor and extenct no.se
standards. Such measures shail include, as approprate, the use of building orientation, bulding dasign, or berms.
and the standard noise miigaton contained in the County Acousical Desan Manaal if @ berms constructad to
reduce noise {0 an acceplacle level, the berm shall be vegelated lo biend wilh the nalural landscape and shall be
shown ¢n all site plans for the project submitted 0 accardancs with B 4 13 2 and MM 413 3a through 4.13 30

MM XL Noise-attenuating measures shall be identihad oy an acouslical enfineer or qualified noise corsuliant to
reduce noige lavels at residantal usas on Parcels 4A, 56 and 4Y, and 6 12 acceplablg levels, in comphance wilh
applicable stardards, incluging Title 24 of the Califorma Code of Regulatens and County standards. The applicant -
shallimplement nonse-aitenuaticrg measuras into the project design. Maise-altenualtirg measures shall be identified
to achieve appheable interior nuise standards. Such measores may include, as appropriale, the use of building
ceeniation, building design., or berms, and the standard noise midigation containzd in the Couenty Acoustical Design
Manual. If closed windows are required for comphiance with intenor noise level standards, ar condiboning or a
mechatical vanllalan systerm shal be required. If a bernt is constructed to reduce nolse to an acceptable tevel, the
berm shall be vegelaied 1o blend with the natural landscape and shatl be shown on all site pians for the project
submiled in accordance wath MK 4 13,2 and MR 413 30 throegh 4.13 3n

Discussion- ltem X1-2:
The preject has the polental to create s substanlial permanent increasg in ambient noise levels by tha use of
snowmakmg guns and lines which will cross parce! 2 and 4, and another ling which has yel 1o be installed which
would cross parcel ¥ and 10 The fellowing mitigation measure as adapted fram the Nc:rr'hstar Highlands EIR (K
4 5.5) by the applicant from the existing Northstar Highlands EIR (or Fhase |

Addiionaly the projact propenent had propesed for the Nodhstar Highlands proect an arn.,;hthealer but has
decided for Northstar Highlands |1 that an amphithzater will not be planned A mifgation maasure has tean
included for the CC&Rs which address the potentisl for the amphilheater 10 be bulbin a later phase

Mitigation Measures- {termn XI1-2;

In order to mitsgale tor the snowmawing noise, the foilawing rebgation measure (MM 4 5.5} adopted from the
MNorbsiar Highlands EIR will reduce the noise impact to Counly slandards as indicalea in the Martis Valley
Cormsmunity Plan,

MM X1 7 During subsequent ervirenmental review for lulure project phasse 5w1th|-1 th2 Highlands project site, the
project applicant shall demonstrate that new residential unils potentially aifscted by snowmaking naise shall e
designed and constuclsd so as to provide ananlenor naise level af 35 dB Leg in sfeeping areas and an overal!
inferios noise level of 45 B Ldn, This degroee of altlenuabon shall Se achieved through either:

» lorating snowmaking quns adequate distance frorm the neaiesl praposed residential buillding facades (580
Talbiles 4.5-8 and 4.5-9 10 |he Morthgiac Fighiands £IR lor sethack dislances Dased on ine lype of
snowenaking gunj, or ’

»  Lsing normal construction practices per lhe 1awe st editon of Ihe Uniform Building Code, as well as
additional noise attenualion measores of design ehanges deemesd necessary to achiave he mirimum
aceeplable intericr noise standards. The determsination of the specili; measures to be incorporatad inta the
design of the bulding(s] sha'l b2 made n consiliation with an acoustical engineer or quatified noisa

: cansultant
. Additionally, the projectwill not have an amphitheated in its design and the following miligation easure (MM
4.5.60) addresses passible noise rom the amphilheater d s included in futuse phases.

RIM XL 8 Al propery awners polentially affecled within the propased Highlands development shalk ba provided
distlosures within CCARS identifying that events at the amphitheater may generate nose [evels that could resalt in
potential annoyance.

PLN=Plarcing, ESD=Engingercg & Surveying Depatmert, ENS=Environmental Heatth Services, ARUD=Ar Pollchion Contral Cistrict 14 of 36 ) [D
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Discussion- ltemn XI-4:
Trne project is nob located witkin the vizindy of an aircort land usa plan.

‘Discussian- ltem XI-5:
The project s not localad wilnin Ine vicinty af 8ay kniown private austnps,

X POPULATION & HOUSING - Weuid the project:

\ | Less Than | | |
! Potentially | Significant © Less Than | N :
-Environmental Issue - Significant ‘ with i Significant : [ Dct :
4 Twpact | Mitigation | tmpact | TPEC

S | Measures | ]
'| 1 induze substartal populatian orov'.rlh 1 an area, etner ! i T ! |
diracly (| & By proposing new humes and besinesses) or J X | | |
Finds reclly 12 lhrcugh exlersion of roads ar ather l i | |
| |r1fra5lrL1Ctur&:}?{F‘LF‘-} i _ e | - l —|
| 2. Displace substanlial numbers of exsling housing, | l ! |
! necessitalryg the constructian of replacemant housing L | ‘ |
| eisgwhere? (FLN) e S S RN

Discussion- tems Xil-1,2: .

Mews homes and busingsses will be estabbshed as part of the project. All residenial and business land uses are
consistent with the 2003 Martis Vallsy Commuonity Flan and the February 2095 Highlands Master Plan Froposed
road exiensions ard mfrastucture extensions will only sarve the Nartstar Highlaeds 1 pooject 2nd future
designated phases that hawe already been reviewed and aporovad 35 patof the Raster Plan, A2pining lands sl
not be subyect {0 new development as the Madis Valloy Commumity Pian a0 zonind 36 nol allow faldre expansion
ol tha resorl in this aren peyond the boundaries of the Morthstar Highlands mazster plan, The area is cenently
uminhatted, thergicre there will be nao residents or homas displaced The Noehslar Highlands Mastzn Plan BIR i
dentily one significant impact to employee housing RWiligation measare 4 2 3 requires thal the projest pe obhgate
o construct housimg ior B0 pereent of gl new employees gererated from e project area Tois project inciudes 32
emplayes housing enits Mo fusther mitigation measures are required

Mitigation Measures- ltems X1I-1,2:

M X1 1 The project applicant shall mitgate polznlial imeacts o employee housing through compliance with the
Placer County General Plarn Haasing Elernent Policy 12 A 147 requinng new Sicrra Nevada ond Lake Tahas
proyeots to house 50 percent of the employes housing demand (2 9. FTEE empiovees) generalad by the piosect
Pricr o the approval of a final map, and with subriltals of fulare tentative maps andior CUF apphicalons 1ng
propect applicanl shall sibmil to Placer Courty an Employee Housing Milgaton Flan thal delails (ke method cf
peowiding the requirad emplayee housing unilts, propased ocoepancy (renlal or farsate, member of cmplayess
served by the employee hausing urits or,inine casa of in-ley fee paymeanl, number of employens creqisd,
transportation o and fom the project, mng of e ceseloprert of emploves housing urils, and any incentves
requesled Foreach subsequent developnent r.ha ae . the coquited amconl of einployes housing shail be
accommodaled.

Thes projectis inkended to provide housing primari'y for employees wotkong 10 the region, including the
Modhsiar Resaort, Urm ar rooms within units are nel to be renled on 2 daly or weokly basis, o a5 "vacalion
1enlals’ or "skirentais”. Allzr e fust anmiversary of ihe Cerlificate of Du.cumnc, for he project, or first phase of
e projecd, the agplicants shal supply Placer County with an nvantory of the cozepan's of she project, for porposss
of verihcation of comphiance with the condiions of apperowal. Tlus wwvestory shall thorealiar be prowided ona once a
yiear basiz, This inventory shall identity he unit number, name. of occupants), employer, and e lengh of
reswdencyn the project.

Ta meat Placer County resont housing régquiremants anarits of the projact most be {a) Nonhstar employees or
employzes working 2t Modhsiar, or {b) ragional gmployees whose income does nol excesd e "moderate” mcome
guwdelines for Placer County

PLAE=Flanning, RS0 En*]m&ﬁrmg & Surveying DEL‘IBrtNEnt EHS= Ervirgnmantai Hea!th services, APCD=Ar PYILten Contral Districe 2507 36 )} }
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Xlll. PUBLIC SERVICES — \Wau'd the f«r-:njcct resuit n substantial adverse physica’ impacls associated will the
provizon of nesw or payssally allered governmenial services andior facibibies, the construchicon of whick could cause
signihicant envirgnmental impacts, in grder 10 masntain acceplable sorvice rabos, response ires or athar
pedoimance obyechves for any of the public services?

7 T — 7 “JlLessThan| i
! ' Potentially | Significant | Less Than |
i Environmental issue 5'9”""““‘ with Significant | Impact
! Impac Mttlgalion o Impact P f
SRS - A_Ms_c‘:y_es_' _______ |.__~
1 Fire proteciion? (EHS, ESD, PLN) i oX ] ' [
. —— ! ' — |
| Shenff protection? LEHS ESD, PLM) ' X . ir
r e Lo = = [ ._1!
' 3 Scheols? {EHS, ESD, PLNY L o x | i
— — S — I |
4 Maintenange of public faslives, ncluding roads? [EHS ESD, l X ! ‘
| PLIY ] | b g
s - — _[_ ———— e m mam —— EETE l————
‘ 5 Other goverrmental seraces? (ErlS, ESD, PLN) { i | X J|
i . —— —_——— s — me—m— e .-————,—i- —_— e ——

Discussion- Iitemn XI11-1: )
The Merihstar Highlands |1 progeet was included as a component in the Morhstar Highlands PrograméProject EIR
analysis. The proposed project 1s within the seope of impacts addressed inhe previously cesified Nosthsiar
Highlands Program!/®ro,zcl BIR Mo nesy impacts wal ocour and ne new nubgahion measures are rsguied.
Folenbaby signifcant impacts and mutigat:on measuras have been adeguatzly addressed in tne &arler documeant
216 aie descnbed in e Hydrology and Waler Gually section of Ihe Nerthstar Bigh'ands ProgramdFropect IR
{avanlable at e Placer Courty Planning Depactoert) and ars ncluded with the propzct by this reference and -
reduce any patential impacts o less than siguificant levels.,

Mitigation Measures- ltermn XII-1;
Mikd X The progect Aapgsicant snall mauptan emergerey access to Calfornia Departnent of Forestry and
Narthatar Cammunity Seraces Dstrics Fire Depanment -‘.peclfmatluns during all phas=s of consiruchon.

RIS XN 2 A satellite fire facilty for the Morthstar Communll; Service Dislnat shall be conslructad on the nont side
of Hignlands Drve in the vicinity of the existing Northstar Communily Seevize District water trealment piarit,

MBT XELE The soulhern termrinos of By Spings Orve shall be axtendod approsimately 2,400 foet to he s ot o
provids {or an cmergensy cenneclon from Highlands Drve

Atbd X134 The prepesed puildings shall be reguired 1o meet the follewing requicemeanlts establisbed by state and
local laws and regulaticns, as well as measures required by the Narthsiar Commonty Servize Distocl
»  Emergency vehickr access to rear of occupied streclures shall be required. Stardards sha'i be set vy the
Maorthstar Community Services Diztrict Fre Department. -
« A approved construchon site safely and access plan shall be requied.
= Aluzireduchan zore shals be provded and maintained as speofiec by the Nortnstar Community Service
Custrict that includes all lands within 300 feel of residential ar commaraial parcels.
»  Autormatic exlernal defiboliatars shall be piovided Slrateqic bocabons shall be delermined by IFe Morthstar
Comimunity Sernces Districl Fre Depadiment.

Discussion- Items X111-2,3.4 5,:

Thie Northsiar Highlands 1L project was included as a compaonent in lhe Nartbstar Highlands Frogrami@regect EIR
analysis The preposed projechis within the scope ol wmpadts addressed inthe previously certifizg Northstar
sighlands ProgramiProgect BEIR. No new impacts will ocgur 80 no new mdigalion measures are required. These
mpacts have been adeguatety address in e earler documeant descnbed o the Peblic Seevices and Ulilties
sachon of the Monhstar Highlands ProgramdProject EIR {(avalabie al1he Placer County Plannoing Department) and
were found 1o be less than signidizant,. Mo mitigalion measures are reqguirad,

H.=P'a.“n:.}ﬁg, ESD_-_Erg.ar:eL'«rmg é‘; Survgying I:Jrs;;ar-*:rneﬂtJ EHS;-Environmenldl Healh Senaces, .-RPC_DrJ'm' Poluticn Cantral Dlstr-ici 26 6l 36
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AV RECREATION - \Would the project resull in:

Envirgnmental lssue

\ 1 Would té picject increase the use of existing reigheorhood
- and regicnal parks or other recreatiopal facibties such that
Subswnhal prysira detericration of the facility would oocur ar

2.0 Doeq l‘we prvgect mrlum recrealional lacilibes of req-w 2 tha
construchcn or expansion of recreational facilities which might
_have an adverse physical effect on the environment? (FLN}

Discussion- Item Xiv-1;

| Less Than

Patentially { Significant | Less Than No |

[ Significant with Significant | mpact

| Impact Mitigation Impact I| P

: i Measures ) _1
i X I|
; !

d— " ?

| | q

| | X |

S U (U SN D

Section 412, Parks and Recreation of the Highlands EIR evalualed the impatls to parks and recreation facilities
and conclyded that the peajact would result in 2 18ss than significant wmpact Park and recreation laciliy fees are
required to cifset the project’s cumulative impact on parks and recreation features. No mitgation measures are

required.

Oiscussion- liem X1V-2:

Soechon 17.54100(0) {1} of the Placer County Zoming Ordinance requires Residential Planned Bevelopments to
provide recrealiona. fazilities in excess of the county standard of five acras per 1,000 population for the banefit of its
residants. The Placer Coumy Depanmant of Facility Seraces, Parks Division has determined thal the oweral
Highlands project s required to provide 24.4 acres of on-site recreatien facilities to salisfy lhe county standards and
an additicnal 24 4 acres of private onsite recreation facilities. Cm-site privals hemegwner recraational faciibies ars
provided through the development of a talal of 15.C00 siguare feat of recreation facilities divided betwean the four
primary deveiopment parce s i Nerthstar Highdands IE Mo matigation measures are required

XV, TRANSPORTATION & TRAFFIC

—~"Would ihe progect result in,

of the roadway sysiem (1Le

(ESD)

FLN=Plarning, EE-D:.-m,mee |*~g & Survgnicg Depastment, EHE =Sneronmental Heallh Sersces, APCD= AR Polisticn Control Dugtrict

: | i Less Than
' Patentially \ Significant | Less Than No
Environmental Issue i Significant | with Significant Impact
| Impact | Witigation | Impact | ™P
o , Measures | -
1. An increase in baffic which may L2 substantiatn zelation to ﬁ
the existing andice planned future year tralfic load and capacity !
Jresultin g substantiat increase in X [
cither the number of vehicle tnps, the valume W& capacity rat.o :
on roads, or congestion abnlersechons]? (ES0Y L
2 Exceading, gither indjvdually or curmatively, a levet of !
service standard established by the County General Plan I X
! andiar Community Plan for reads afiected by project traffic? i
3 Increased impasls 1o vehicle safety duc to roadway design o o
lealures (i e sharp curves of dangerous intersections) or ' X
incompalbie uses (e g, farm equipmart)? (ESD) ) [
4. inadequala emergency actess of ALLO5S o nearby usas? ! % i
| | 1 |
e i : . : !
5. Insufficient parking capacity on-site ar ofi-site? {ESD, PLN) ‘ | X ! 1 ]
- — i : S S
. ' :
6. Hazards or barnars for pedestians or bicyclists? (ESD) ‘ ‘ ! X ‘ F
- 1
. . S S | ! e
7. Conflicts with adopied policies supparting alternale | | X !
{ransportation {i.e Bus turnguts. bicycle racks)? (E50) ] .
77 of 3%
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I -~ - f - - h e S —
# Change in ar fralflcrpatterns, including eithar an increase n i ! i
. | |
|

trathe keveis or a change it locabion that results in substantal |
| sa'ety ks (ESD | . ' i

Discussion- lems XV-1,2: :

The Norhstar Highlands 1l project was included as 4 component in the Narhstar Highlands PragramiProject EIR
analyzis. The proposed project 1s within the scope of impacts addressed 0 he previoushy cerbfied Morhslar
Highlands ProgramProject EIR. Mo new impac's will ooous and no new miigalon maasunes are required
Patentally significant imaacts and mingabion maasuras have been adequacely addressed in the parker dooumrant
and are described in the Transgortation and Crculaton sechon of the Narthstar Highlands Program{Prosect EIR
{avadable al the Piacer Courty FPlanmng Departmant; and are cluded with the project by this referanceand
rediace any polendial impacts to less than signifcant 'evals

Mitigation Measures- ltems XV-1,2: : :

M XV.1 The applicant shall be requered Lo pay traffic impact f2e5 as preserited by the Prazer County Road
Metwork Traffic Limitabign Zone and Trafic Fae Program. The curent estirraind fee 1s 4,241 per dwelling un t
equivalent, Rowever, the 2ciual fea sad will ba 1nat in effect at the 1'me paymeanl oocurs.

The applicant chall be required to constiuct the improvemeants o the inlersection of Morthstar DrivedSR 257 as
wenbfied in Dvall EIR Table 4 4-23 and shal! pay therr fair shatz of imgrovemants within Northstar as icentfed n
LCraft EIR Tables 4 3-23 and 4 4-24.

The projec] appicant akal pay ils “fair share” for necessary intersection impravements in 1ha Town of Trackes
as identifizd in Tables 4 4-23 and 4 4-24 of the Draft EIR Howaver, if batler estimates of ne cost lor the
Imprcyements as idenithed in Tables 4 4-23 and 4.4.24 of the Drait EIR are avalable 3t the ime ol paymenl, these
cosl estimates-shall be used to deternune the preject's fair share conlribution

I ther Placer County Board of Suparvisors adoris a traffic mitigation fee program. of an updats to he surreni
traffic putigation fac ordinance. and {ne new or Lpdatad program recognizes crasspurisdictional impacts willin the
Town of Truckee, thal acvon ard program wisl supercede Lhe far shara contnbulion regurements of 17,5 mitigation
measurg .

M 2 Priae to certificate of gocuzancy for aay Phasa | building, the proeet agsiicant shall construct Highianes
Deive to a Rural Secordary (Flate 3 Lanc Develeprent Manuzl) standard fram SR 267 to the existird lerminus o
Big Springs Drive, The roadis) and sterm dranage shall be mantaned wy he projecl Homeowners Asscoaecn, o
olher entity approved by Depariment of Public Works, except for segments of the read accepted by the County as
County mamtained roads ,

If the emplayas housing project is 1he watial development, than construct tre portinn of Highangs Drive fram
Hrghwway 267 to the mlersection of Reawgned Sawenill Flat Road

1A 2N 3 Brigr 1o cenificale of ocoupancy for any Phase | building. fhe applicant shall construct Realigned Sawnull
Fial Road 1o a Rual Socondary (Plate 3 Land Daveloprrant Manuat) siandard from Sightands Drve to Nathsiar
Orive The roadis) and storm drainage shall be martainad hy the prosecl Hameowners Associaton, or oiher entity
approved by Cepariment of Pable Warks, excast for segman’s of the road accepted by the Counly as Couny
mantanegd roars. :

PR ZAS 4 Prior o isseance of a Cotficate of Cooupancy for any dev@oprent walhin Phase 1, the project agplicant
ghall consliuct the following improvaements and have the improvermanls sceopled as complete by the Flacer County
Bepadment of Public Works
«  Separate lefiand nghl tuin anes on the gastbond approach 10 38 267 al tne Highlands Coveld SR 26T
inlersecion .
»  Standard pubbc road approach tacer (180 feet by 12 fecl) to accommaodate the socthbound aghg toren
volurne from SR Z87 onto Highklands Drve unless otherwse appeoved by Calvans and Department of
Public Warks
= Morthbound left turn lane on SR 267 at the Highiands Drve intersection. The improvament shall ha
desgned lo meet Lhe criteria as specified in the latest version of 1he Saltrans Fighway Design Manwal At a
mintmum, the following imprevements shall ke incorporated wicss otherwise approved by Caltrans and the
Cepardment of Pubhc Weiks.
a, 12 foat wide Lt tum lane
b. 720 fool appraach taser and
¢ B0S fool long turn lare al full widih 1o the center of the intersection the left lurnlane can include
thir 120 foot hay taper which directs fraffic mto the lefl burs lans) and

FLA=Flanring, ESL=Eagineerng & Survepnng Department, [HE=Gnw renmental Heailn Seraces, APCT-Ar Poluban Castrod Distnct 28 of 36
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d  Theinizarsechon of Highlands Driva and SE 267 2 mineeum of 1.700 foot from the intersachion of
Modhstar Hoad and 5R 267 anless otherwise approved by Calt-ans and the Departmeznt of Huthc
Winrks

ant

I X0 5 Constrect an all season pedestian access from Sawmill Heighls emplovee housing 1o e nzares) shule
stap. The shultle stop shall aot interfere with access W the Nodhstar Administration Building or resull in a decrease
in tha amcunt of avalable parking

LA XV B Construct a pubhc road enftance onto Nonhstar Drive at Reatignad Sawmill Flat Boad o a Plne 27, Land
Devalapment Manual slancard. The design speed for Norlistar Onve shall be 35 mifes per hour, unless an
altermate design speed s approved by {he Departmeant of Fublic Warks The improvements shall begin at the
ouiside edge of any futurs lane(s) as duecled By the Deparlment of Publc Works An Encroachinent Pernit shail
be oblained by the apphzant or authorized agent from Cepartmant of Public Works

Ml XV T Chtain an Encroachment Permit from Calteans for any work prepesed within the SR 267 nghtofway A
copy of said Perait shall e provided to the Depadmant of Pubiic WWorks pror to the approval of the Improvament
Plans Provide righi-of-way dadicabons to the Slale, as requived, 1o accommodals existng and future Dgheay
HTRrovements.

WA W 8B Prior toissuance of a cerificate of octupancy for the hatel, the project applicart shall construct the
chondola (also referrad to as the 371 0W8) o provide transit service betwaen Mohstar Village and the botel sita and
have the improvemants accepizd as compleie by the Placer County Depanment of Peblic Weorks. The J1 h# shall
provide Car andior i 1ypes 10 allow bolh skiers and non-skiers o use (he service comiantably. The JU ER shail
pparate from 7 AM o 10 PR daily andg shall provide non-stop senvice throughoct Ine day. Reduced hours of
operation may ko approved by Placer County if the applicant submits documaniaiion that the season s a low vigtor
USE SeA50N.

AN X 9 To rirsraze impacts ca exisbing Morthstar-at-Tahoe resdents and olher mietenists, the Highlarnds Dnve
cooneshon to SR 267 shall o constructed and accepied as complate by the Coundy prnar tossuance of a
Cerificate of Ocoupancy far any porlion of Frase | development

If lhe tratic sigralis natin placs and oparaticnal at the Morthstar DriveSR 267 intarszehon pnor o proec
construchon aclnbies, the applicant shall provide manual faffic cortrol orinsiail a temporary raflic signal at
Nesthstar DrvedSR 287 for peak hour conditons (3 30 PR — B-30 PR Blonday *hiough Friday and 3 32 P to 5 30
PR Saturday aind Sunday from Ray 1511hrough Seplember Sthe Thus measure istended to proade safe '28-tum
maoverants af sanstruction traflic in and out of Morthslar No constroclion leafiic shall usa the Harthstlar Cnvei5R
267 intersection from July 1 through Juby 3 and from September 2 thiough Sepiember 5

Construclion rafic shal he probibited from exling and entecing Northstar Drnve dunng peak winter skier traifc
penads Spooifically, construchon traflic sha' not be allewed alona Northsta: Drive or along S8R 267 from T AM 1o
930 AR and 3 30 PRl 1o 6 PR on peak holday weekands and any peak skier day from Canstrmas treugh .
Presidert's Day weskard oxcegt wnen chaln control 1 wnglemonted

MR XY M Cocrdinate construction activ.baes associated with the HigklanZs project with sihar non-Highiands
constructicn actralics wittin Morhsta-at- Tahoe In panticular, overappng of zacavahon actwibes for Highlards
Phase | and the MNarhslar Vitlage projeci shall be avoeded. to the grealest extent feanitle The applicant shall
subrit a traffic managoment plan as part of imerovement plans far Highlands Phase | devalopmant, and exphcitly
lishwirk activitizs angaing far any other pernnls.

Rt X 11 Prior 1o approvat of improvemeant glans/final maps for each phase withn the Program area, (e project
applizant shall pay thoer proportional fair shace of roadway improvemants wilhirn Northsiar, a8 showe e Draft EER
“Tables 4 4-36 ang 4 4.37
The preposed roundabout al the intersection of Morthstar Drve acd Realyred Sawmill Flat Road. and the
wideming of MNorthstar Deive 10 four lanes between the roundabout and 3R 257, shall ba constrocted gnar o or
concurrent with the projeci that exceeds 20 percent of the allowed develepment wilhin the Program arca. For
example 300 condammiem units plus 40 2 mployes housing unis (over and above |he Phase | approvals) would

tngger the 20 percent threshold.

M4 X432 The: sppticant shall be required Lo pay traffic impact fegs as prascnbe by the Placer County Road
Metwork Trafic Limidacan Zone and Traffic Fee Program The corrent estimated fez is 34,2471 per dwelling unit
equivalent, However, the actual fee paid will be that in efiect at the tme payment occurs.

FLM=Planmrg, ESD=Engnes g & Sun-e-,—%né]_[}.eﬁ;nment, EHS=Erw.II acmentd] Hezith Seraces, AFCD=Ar Pollubion Contral Sispact 2% od 3R
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Iraial Shorby & Clhack] sb costimged

The progect acplcant stall pay s proporhonal far share” of the Frogram ares davelepment for necessary
MEsseclon imarovernants in the Town of Truckee a5 1idenufied in Tables 4 .26 and 4 2237 of tha Drsfi EIR
However f hetter sshmates of the cost for the imorovements as dentified id Tables 4 4.36 ano 4 4.37 *f' e Draft
EIR aiz avaratie at the ima of gayment lheso cost estimaies shali be used to detenmine the pr checls far shars
contr Bution '

i the Placer County Board cf Suparvisors adopls a traflic miligation fee program, or an epdale ta the surrent
raflic mugaben f2e ord.aance, and the véw or wpdated program recognizes cross-junsdiclional imgacls within e
Town of Truckzs, that action and progeam will supercede the far share contnbution regurements of this ritigat 0
MEASUTE '

M X 13 Al Morthatacat-Tahoe arployees wha fve in the Nortnstar-aé-Tahoe employos Wousiang shali e
required o Use ranst o travel o Narthstacat-Tahcs Wilage, employees shalk e prahsoitad from park g in
Morthslar-al-Tahoe Village The appheant shak subrii, o fransit and parking managenieat program o the Sounty
along with project 2lan The program shal designale ermployee parking areas within Nerthstar and shall idenbfy
incertives for employves use of shutlles anu disincentives 1o parang empioyee vehickes within Madhatar other than
n designatad emaloyea parking locatizns {8 g permits of parking fees} The shultles will eparate, al a maumum, as
lollows

700 AM. — 1000 AR 3 snutbies per hour

W00 AN 302 PYM Diala-Fide

T PR — 600 PR Ashuttles per hour

Alter & 00 Pl Dral-a-Ride.

LR XY 14 Highlands amphilheate:s events shall ocour onty durng the summar menths (May through Oclobery on
non-peak days, thereby not contnbunng to peak average daily taflc {ADT] volumes (peak days are Fridays, with
the peak gocurmng in the late altermoon) Mo attendee parking shall be provided althe amphibeater Paskng for

an‘phitieater evenls shall cnly be provided at the intercepl ot near State Raula 287 with saittle senaca providing

transpartation ram fne day skier intercspt parking area ko the amphithaater.

PR X 15 Sufficiont fequency {svorage 10 minuie wait) and quatity shottle service (e, adequate saaling,
convenent accommedation of sk equipmant, and convenigally located foadng areag) shal be proviled from the
proposed relecated Jay vse sKer pardieg near SR 267 10 e Village area 1o reduce the woeme of day use skers
Iraveling along Menhstar Crve in private vehicics, Use ol the shutile shall be mandainny on peak days

MM XN 16 Frior to envronmenlal delerminadion for new develspment within The Program Arza, pronise a projecd
lewil, site speciic anayses of he ranspoialion unpacls associated waih the res develapment proposed. The
project lavel site specifiz analysis shall update infarimation e sded 10 the program lewst ransportaion anakysis as
required zy CEQA and to thz satisfachan of the Depanment of Pubic Warks Acditional mibgation measuess shall
be inchuded n b analysis based on the projact-ieve!, site-specdic impacts

MEY XY 1T A1 season padestrian aguess shall be constructed Lo provide acess fromdthe fulure empicyes parking
a2 o e nearest shuttie stop The shutllz siop s=all nel inlerfero witt access 10 the Northotar Adrnistatbion
Bwlding ar resull in 4 decreass in Lhe amount of '34&||.FJ‘J|E‘ Dcﬂ_rhll'i-.__]

kA X0 18 Al seanon pedestinan access shall be constiuct=d kom the futare gmpleyee housing sites 1o the nearest
shutlle sfop. The shullle stap shall rat interfere wilb access 1o the Morthstar Adminsskraton Baldrg o resull in 3
decraase in the amocnt ol avallable pamk.ng.

Discussion- ltem XV.3;

The Mornstar Hightands 1| projact was mcluded as a compaorant in the Northstar Highlands ProgramiPropec: EIR
analysis. The proposcd pradect s witiin the scope of imeacls addressed in the prevuoasly cerhlied Morlhsiar
rlighlands PrograciProjest ZIR, Mo new smpacts will gocur and no new miligalon measaras ars required These
impacts have bgen adeguately address in the earher documenl described mthe Transportabion and Circ.elataon
sechon of the Morthstar Highlands FragramiProject EIR (avalable ai the Flacer Coenly Planning Department} and
wire found ko he ess than sigruficant. Mo mitigation measures are reguired,

Discussion- ltem XV-4:
The Narthstar Highlands 1 progect was included as a component 1o the Nerthstar Highlands PuogramiProest EIR
analysis. The proposed project s within the scope of impacts addressad in tha previousty certified Monhstar

FLM=Planrung, £50 =Engmeeﬁ & SLIJ"u'E',:I."_.g Dep;dr;lcnt_ EHS =E mvmanmental Heath Servines, APCL=Air Pallutige Tonteol DiS'lrld 30 Dr 360




Al gy & Chace sk oo, ,,-:*

Highlands Program: Pro ect EIR. N naw II’T"I[:I;JCm \-'.-l“ e and Ne new m nua‘ucn MEAsUres ars regdired.
Fateniatly signif cant -mipasis and aungaticn Aieasures have been adeguately adoreszaed n the zaier decument
ard arz d,_SL noed in the Transportabon and Ciroulaton s2chos of the Nerthstar Highlands Program/Frogect EiR
(avakanle ab ine Placer County Flanmng Oepartment) and arz inciuded with the prsect by his reizrencs an
raduce any polantiai impacts (o Rss than s'grificant lzvels :

Miticgation Measures- ltem XV-4:

M X A9 MNew Development within the Program Area thal proposes dead-erd rcads longer than 1,320 fesl shall
conatruct an Erﬁefgc 1y 320253 connechon from the cevelopment fo an exisiing read. The emanmjensy aciais
cennechion shall be desgned cansistentwits County, Calforaia Depanimant of Forasiry, and Nerhstar Commursly
Service Distnict Fre Dcpdrtment slardards. Poor to environmental determinabion Ior fulurz projects. e prodects
shal propose and analyze tre pmpacs of the constrection of the emargsroy access soads.

Parcels 1 and 3 may rasull in dead-ead roads longar than 1,320 feet, Conceplual alignmerts for emerger‘-q
aciess roads arz each approx malely ona-quartas mile fong and a1e snows on Figures 3-2 and 2-5 of the Draft E57
Fulure phasaes reguinig emergency access must dentidy the tocation of the emergancy ascess roadish on the
project-level develooment plans

Cead-end rcads shall have torn around points large 2naugh (2 allow gesrgency vehicles 1o make a gompzte
turn in one movement &1 dead end roads. spacifically the turr around pont, shall be subsect te County, Calitornia
Depariment of Forestry, and Mocthstar Community Services District Fire Depantmeant requiremeants,

Discussion- ltem XV-5:
Atclal of 818 parking spaces are provided 'n suppertthe uses within Hignlands L. The ovaralt concept of tha
Hizhlands master plan area is a "park once” featurg. This same concept applies o the Morthslar Villags area and
the resort as & whals. Cnce owners and vistors and guests park their car inone of many garages or other suiface
packing areas, there s ample appontuiuty 1o uss the shutte servics, walk or use ane of many trams to lianspor
indradusals betveen the mid moentain area {highlands) and (e village A pariong demznd analysis accompansd
ke formal apphcauen for thighlandgs 11 The assunrptions escd e very sirilgi o those used throughoul the resart
Each cordomimuarm urit provdes 1.23 spaces and 2l park:g ‘or each condominam buikheg is provdad in g below
level garage. Each fownhome provides o enclosed (garage) spaces and ta additional surface parking spaces
wilbno the driveway Adl recrealion facinhes and skrr servee wses inciude 20 addibonal parking rabc of 91 spazes
par eoplayee, Employes parcng s 10 be provded o one of the folicanng threa ways Al an ex.sling appreved ofs-
site lecaton with ransportaticn providad in betwean, at a fatere site ocation with trarspodaion prowded in
bebtween, or on-site Conddicn 129 of ihe Highlands Master Flan requires hat & parking plan e provided poor to
the competion of Phase | It also states that employes parang that cannct e accormmoedated i designated
ernployer parking areas be accommodaiod i designatad day skier packng areas Condilion 136 equires a
detaned parking demand and supcly study withun cne year of bulde ot of the mastz plan Absent the oreparalon of
these parking stud 235, togeiher with he elaborale and convenien! inlasal puilic shutiz system. the parking
slandards are dezmed ‘o be adequate. Unnl an overall parkerg study is peepared pursuant to Conoiton 130, any
shortage of empyes parking curing peak snow days shoule be aczoirmedated wilhin day sker park'ng EIHES
Tha Morihala: Hi ghlands || progect was included as a component in e Morthstar Hightancs ProgiandProeant
EIR analysis The preposed croect s watban thie soene ol impacts addressad i (he presaously centdicd Morthslar
Highlands Program:Project TR Ko now impactks wik oocur and no new mingabon megsures ane regqured
Fatenbally sighibcant impasts and mitigalicn measures have been adenuzlzly adaressed in the garlier oooument
and are coscriced in the Transportalicn and Cuculalon sacbon of the Norhstar Highlands Pragram/Projpect EIR
ravallablz 2 the Flacer County Planmeg Depa-rrent] and are included wah the project by tus réiorosce and
reduce any polerhal impasls 1o less than significant levels.

Mitigation Measures- ltem XV.5:

At X0 20 Prior 1o the approval of knprovement plans for gach phase, (e pro ecl aophcant shall idendify paiking
areas and numtes of spaces for each residenbial ard non-residential Facdlity on thz faciiny sile plans. P;l:ku'.g for tha
project shall be conststent with the parkerg reguirements denified in the Zening Ordinance in Seclion .
17.54. 100072} for Plarned Residznlal Developments Secton 17,34 060 100 indvadual uses, Section

17 54.070 A4 for be'ow ground parking garage standards (amendmert to the Zoning Chdinance requested as part
of Phase b of Highlandgs), and n Section 17.56 310 for timeshase units unlzss applcatie parung detign and space
requirernenl esceptions are approved for apehicable uses by Ihe Caunly as allowed under Secticn 1754 1000 ){(

Discussion- ltem XV-6:

The Northstar Hightands N projectwas included as a comgonent in lhe Nr_rtl":.tdr Highlands ProgramdProgecl IR
analysis, The proposed proiect 1s within ke scope of impacls addressed m the previously certibed Morlhstar
Highlands ProgramiProject BV, No new impacts will acour and na new mitigation measuies are required  These
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wmpacls have been adequately address in the earlier document described in the Traasposdalan and Circd'abion
seclon of the Notthstar Highlands PragramdFroec: R (available at the Ptacar County Flannizg Cepartment] and
ware found o be [2ss than significant No mibigation measures a:e required,

Discussion- ltom XV-7:

The Heahstar Highlands 1 project was included as a component in the Norhstar Highlands Program/Project EIR
analysis The praposed project 1z within ibe scope of impacts addressed 10 the previously catified Narhstar
Highlands Pecgram:Project EIR. Mo new wnpacts will coour and ne new MIEausn measures are raqurad
Pulentally significant imsacts and mihgatien measures have been adequalaly add-essadin the earier docurmant
and are described in the Transporiabion a~d Circulalion secton of the Northstar Hiahtands Program:/Pigject EIR
{available at the P acer Courty Planmng Departmentt and ars included with the project oy tivs reforence and
reduce any potentia! mpacts to less Hae siguficant levels

Mitigation Measures- Item Xv-7: ,
MIA XV 21 The progect applicant shall paticipata inthe funding of iha capitzl and ongaing cperationat raquiramenls
(e 0. eslablishment of a County Serdce Areal of a jont puldic transt serv.22 in ihe Highway 267 cormdar bebueen
Truckee and Kings Beach Th's jein! service shall provde ansil serace access for visiors, residents, and
employess of the proposed progect as weil as existing Jeveloped areas and other plarned developments within
Morlhgtar-at-Tahoe. to orovide shutlle sevice connecling with the existing and glanned req.onal servics aleng 3R
267 This connection to regwonal service woulkd most Ikeiy cocar at the interzeptar ey, since the lel is m cizse
proximity o the employes housing sites and will be served by the current and expanded intraresort shutlle senvica.
Zerdce on SR 287 (¢ Tiuckee and Kings Beach will also be necessary valn imis and other prajects in the Marls
Valley Comrurily Flad area If public transit serace is not estabtished andior the praject applicant i notwilling 12
partiopats in the fransit service, the project apghcant shall be regquired o providz transit service fo Ihe progect that
provides inks Lo the axisling pukbs transd stops off-sce, and proveds its fair share of funding for capital and ongioing
aperational costs of a public transit senace on SR 267 belween Truckee acd Kings Baach, This ransit serdace wil
Be developed in conjuncion with Placer County, Town of Trackee, and gihes sigrificant ransit parttness The plan
rall wdentify the assocated cosls 1 each mvolved garly.

MM XY 22 The project acslican! shall paticicata w the funding of the capna. Ang ongoing cperatonal reguirements
{e g eslablishment of a Courty Service Areas of a ot pullic transit service in the Highway 267 cornider telwesn
Truckse and Kings B2ach. Ths ninl szrace shall provdes ransit sernce ateess for wisitoes, resdents, and
emplaoyees of to the propesed project as weil as existing developed areas and ather planned develapmients within
Morihsiar-at-Tahoe, to prowde shuttie service connacting with the existing and plarned regicnal service alorg SR
267 Thiz connecticn to regionai service wewld mosl bkely occur at the interzoplor lof, since Ihe 1ol is i closa
proamily 'o the employee housing sres and will be served by tne current and expanded intra-r2son shutbie service
Serace on SR Z8T (o Truckee and Kings Beach will also be necassary vl this and olher projocts inthe Mats
Yailey Communily Plan arca. If public transt senvice is not established andior ihe project apphcant iz not valling Lo
parlizpale in the franst secace. the projecl apphcant shall be requrad o provte transit semace for the progect tha:
provides inks to the exstag public trangit stoos off-sde, and prowde s far share of funaing for capilal aad ongong
oparaglional cosis of 8 publc fransil service or SR ZE7 Bebeeen Truckao and Kings Beach, This irarsit senace witl
te developed in conunchcn with Flaces Counly, Town of Truckee, and atner sigiificant transd cartpars The pian
shalhdentfy the ascotaied cosls [0 each inwalyed party

Discussion- ltem XV-8:

The dorthslar Hignlands b project was ncleded as a component in the Nonhstar Hightards ProgramiProject EiIR
analysis The proposed projechis within the scope of impacts addressed inthe previcusly centified MNornhsiar
Highlands ProgramdProsct EIR. No rew impacts il accur and no ness miigation measuras are resuired These
impasls have been adequately address m ihe earlier document descobed in the Transpontalion and Crcelaton
sactian of the Morthslar Highlands Programifroect EIR (available at the Flaser County Planning Gepartiment) and
werg ‘'ound Lo have no imgacts
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AV UTILITIES & SERVICE SYSTEMS - \.".Gu|d e projoct

| | ' Less Than :
‘ ' Potentiaiiy | Significant | Less Than | No
| Environmental Issue | Significant | | with Stgnificant oo aet,
! i Impact | Mitigation Impact
i _I | Meazures b
N | 2 :
| T Exceed waslewater reatment requiremenls 0‘ he ap;_, |cab|e E | iy |
R egiendl Water Qualily Cantre! Board? (E30) : | " |
T2 Re qulrn G- resu't in the canstruction vof o waser or ‘ T ' ) !
wakiewates delvary, collecticn arfreatment faciltes or ! - i
axpanzion of exsting facifings, the congiruction oy which could : i a : :
! cawse sigaificant environmantal effacts? (EHS, ESD) | | !
—_— - 1 1
1d Require o result i the constigetcn of new on-s 1z sewage : ' X

Lsystems? (CHS)
{4 Require or result N the corsiuchion of new storm watar
deatnage facililies or expansion of existing lacr nas, tha

|
i
'
|
!
|

!

1

- construclicn of which could cause significant eny renmeedal ! ! X
| cffeets? €50y e . | ]
S Have sufficient waten supplies avadable to serve the proiach i
| from existing evbitiaments and resources, or are new or | ' X
|

| expanded entilzments ropdea? (EHS)

] Ruqulre" sewar sarvice that may not be available by e i X |
. 2r2a's waste waler troalmant provider? (EHS, ESD) . |
? Be sarved by a landbil with sulficient permillog capadty 16 I__‘—'h T

| Aaccemmedats the proect s sulid wase disposal needs in

| cemphance with all appleable taws? (EXS) ! o

Discussion- ltems X¥1-1,2: .

The Modhstar Highlands 11 preject was included as a component in the MNarrslar Highlangs ProgramProect EIR

analysis. The proposed provect is within the scope of impacls addressed inthe previgusly cectfiad Northstar
Hghlards FragramiFioiect EIR No new impacts will ozcwr and no row milgabion measures are required

Potentally significant impacls and rridgalen measures have been adequaisly addrassed inthe carher decoment

and sre dascriced in the Public Seraces and Ubllies seclizn of the Morthslar High ards Pro; ‘I'.:II"hPFQJCE EIR

{avalab’s at the Flacer County Planning Decarlment} and are included with the progzct by this refareaca ang

reguie any parental mpacts W less has siamficant lovels.

Treated water and public sewer seraces will be providad by Noethstar Sonmumty Service Distnet New
construclior of sewer and water conveyancs inas are necessay bor this praject, hiveower, suhstanial
ciwrenmental elfects will not aucud 85 the majenty ¢l e wfragiuctere construcian has ozcued dunng Phase §of
the Marthstar Hghiands projecl weh the gpproprale mtigation maasires

Miligation Measures- tem XVi-1,2:
fAk1 A 1 The project applicant shall contract walk Northstar Community Seevce Distnct. in coordinaiion with
Truckee Sanitary st to construcl approximately 350 feel of sewdr ma from tha empleyee fousing laciliby to tha
ed15tng Sewer lne with n Narthstarn, o cenvey wastewater generatad ‘rom future emplayee nousing dovelspment
Wastewater fram the employes housing umits would viimate'y Be ranspetad over the euclng Truckes Sanitacy
Districl mterceplon ane 16 the T-TSA sewsr plant

The project agplicant shall provede a "Will Serve” letier veniyamg avalability of sewer sarvics to the future
criployee housing sites as part of the subsequent environmental rewew of e fulure employee housing sites.

Discussion- ltem XVI-3:
The progect will be servexd by public sewer, and will not reguire or resyit in the construction of a now seplo system

Discussion- tem XVI-4; -

The Modhsiar Highlands 11 praject was includad as a component in the Morhstar Highlands PiogramProject EIR
analysis The proposed projecl is wilhin the scope of impacts addressed in the previcoshy cettiied Monhstar
Highlands Program/Project EIR Mo new impasts will occur and no new miigaton measuras are réquired These
Impacis have been adequalely address in the earier document describec in the Transportation and Circulabon
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sechion of tha Morinstar H ghla"ldf ProgramiPraojact EIFR {aswailable at tho Plau:- County Flanning D “D::I’Il"l -ty and
wiere found o b less than sgrificant,

Discussion- lems XI55

The Nonbstar Commurily Services Oistict s charged wih prowiding trested watar asd sewer sefvizes 1o the
piciect. The Highlands EIR indicated that thera are adequate watar soutces b mezat the demands of the Highlands
project bet certain morcvemar s would be raguired an crder 1o provide serdice Thess improsements i anciude
upgrades o the water reatment pfani, addiicnal storage facllies and fransmiszion systems are needed Al
upgrades and sys'em mprovemaents are planred by Menhstar Commonity Services Duatnc! The speoific S22 and
lecation of watac ines o serve the praject will be specied as part of the improvenant pigns for he project Tog
Merthslar Communidy Sarvices Distnct provides the wastewaior convayanss system ta ke Trucxece Sanitary Distngt
itercepton ne That agency tnen conveys sewage to Ine Tahoe-Truckes Sanifation Agency regional wasiewalsr
trearmient plant. The Tahoe-Truckes Sariiabion Agency undenwent an expansion in EGDG The Highlands wastar
plan proect would gersrate an estmaled average of (4 miliion galtars per day of sewage. There s more lhan
adequats capadly IG serve the progect The specifie servica requirements arg reuting :r nature and do eot rearese sl
significant wpacts Typical groject condihons of apeeova’ reguire submiss.on of Wil Serve "lellzrs from eacn
agency. Mo mibgation measeres are raquirad .

DIS(‘.USMOH- llerm XV|-7: '

coording to the Higalands EIR, the project will be served LJH Ta e Truckee Sierra Dispesal Company, ncowih
the w0l wasta deliverad to Easiern Regaonal Matenals Recovery Facilily for cecycling and wasta divarsion. The
Eastern Regronal Materiais Recnuer;. Facillly only handles recyclatle matenals Hecyclable goous are soki 1o
vencors and the resullart soad waske is then Lansportad 1o the Lockweod Laadhllhin Nevada for disposal. Tho
Lockwaad Landhll has suficient pes -mtr d capacity to accommedale the projeet’s sobd wasle d'sposal neads Al
solicd waste from eastern Placar Counly is transported to the Lockeacd Landfill The andlill has a G0-year capacily
o accommodalz the buldaut projectons of Tahos Tiuckes Sera Disposal. Tie Highlands EIR concluded tha
fiere was adequale capacity 1o accemmodale adid.ronal solid waste 1o be disgosed of by Tahoae Truckee Sizra
Chsposal w0 Milgaton magsures are redquired

E MANDATORY FINDINGS OF SIGNIFICANCE:

e

1

Environmental lssue | Yes :| No |

Ubuldnld“j impact btogecat resouces, or elimmaie imperlant examples of the

I
Ooes the project have the potential to dagrade the gualily of the environmant, i ]
major pericds of Calilonun nisiory o prehastary? !

| adverse ellecis on human beings, eilner direclly or indirectiy?

I
|
I
o ¢ [gesihe pryg; er’[ |.=n.:- cnaaces thet are ndeadually londtad, bt urmistatioery |
Cconsiderabte? CTomulatreely consideiabie” means that the wicremant2i effecls i
i of a propect en2 consicerable when vicwed in connezhon with the efzcts of past ;
projecls, she effects of other currert projecis, and the effects ol probablo future I
i I
) L
|
I
L

- . !
3. Qoes tre project have emaronmental Sfecls, which will cause substanha |
I

L e N G

=

o e o el ot
i Calfornia Depadmem ol ma'm Scrwc:es I___l lahne F{eqmnal Planmnq Agency . _I

== —_

|4 C 4 Calforria Dppar'me 't of Transporiation LZ US Fish and W, I{'III[F Service
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G. DETERMINATION — Tne Enyiormental Review Commidize fnds that

Tht: propesed projoct is within the scope of impacts addressed in a previously-cert med Program EIR, ard no new
Tacls will 2eour nor are new rilgaton measuies required Fetealally significant mpscte and mibigation measures
lh—lt have teon adeguately examined in an earler dccument are descr-Led Rerzin, including appleable mitigation
meazuras that are mgosed upon the progosed croject (see Sechon Df shove) NOFURTHER ENVIROMMENTAL
DOCUMENT wil bo prepared |see CEQA Guifslines, Sections PS1BE{C)Zy 15180, 15181, 156182, 1314.3)

H. ENVIRONMENTAL REVIEW COMMITTEE (Persons/Departments corsutted):

Flanning Deparment, Tom Fanlz, Chairperson

Engineening ana Surveying Jepartmant, Philip A Framz
Enginesnng and Surveying Departmant, Wastewater, 4 WWydra
Cepardment of Public Werks, Transportation

- Ervironmental Health Savices, Grant kiler

|
i
|

Air Peidlution Control Distnict, Yu-Shuo Cnarg

Flood Cantrol Districls, Andrew Darrow

Faclity Services, Parks, Vance Kimbrel)

Flacer County Fiua!ZOF, Bebr EicholtziBradt Alberiazzy

A - H I
(. I UL S S PR L Sy
o
Sgnature _ _ _uDate. 0 dune 2 2008

Ina Lﬁnq‘grd Eruironmartal Conrdir atas

I SUPPORTING INFORMATION SOURCES: The fullow:rg puble docoments ware wiized and sitz-soeciic
sludies prepared to evaluate in dotail tne effects arimpacls assocated willi the project Thes information is
avalable for pubthc revew. Meaday Ihreush Friday, 8am o Spm, at the Flacer County Commwunity Developmaat
Rasource Agency. Envirgnmeantal Coordinaticn Services, 3051 County Centar Drive, Suie 130, Aubern GA
326003 For Takos projzcts, te documant wil' alae Be svalabla n our Tanoa Cwisicn office, 555 West Lake 8lud |
Tahos City, CA 5]6145.
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MITIGATION MONITORING AND REPORTING PROGRAM

HIGHLANDS I1 (PSUB T20060609)

INTRODUCTION

This decument 1s the Final Mitigotion Monitoring and Reperting Program (FMMREY for Nodhslar
Fighands Il This FMMRP has been prepared pursuant to Sechion 21081 .6 of the California Public
Kesources Code and Aricle 18.28 of the Plaocer County Ervironmental Review Crdinance, which
requires public agencies to "adopt a reporting and monitorng program for the changes mads
o the project or condificns of project approval, adopted in order 1o mitigate or oveid significarnt
effects on the environment.” A FMMRP is required for the proposed project because the EIR hos
identified sigrificant adverse impacts, and measuras have been identified to mitigate those
impacts. Only the mitigation meosures applicable to Highlands | are included in the FMMRP.
some meagsures hove been tailored without changing their intent or purpose 0 be more
applicatle to Highlands 1. :

The numbering of the individual mitigation measures follows the numbering sequence as found
fn the FEIR.

BUTIGATION MONITORING AND REPORTING PROGR AR

The FMIMRP, as oullined in the following takle, descripes mitigation trmang., monitoring
responsibilities, and compliance verificatian respansiiility for cll mitigation measwes identified in
This Final EIR,

Flacer County will be the primary agency, but not the only agency respansible for implementing
the mitigation measures. In some casaes, the County or ciber public agencies will implament
measures  In other coses, the project applicant will be responsicle for implemeniation of
rmoasures and the County’s role is exchusively to moenitor the implementation of the measuras. In
those cases, the project cpplicant may chocse 1o require the construction cantractor 10
implement specific mitigation measures prior to aind/or during construction. The County sl
continue to monitor mitigation measures that are requred to be implemenled duing the
operation of the project.

The FMMRP is presented in tabular form on the foltowing pages, The components of the FMMRE
are described brigfly bhelow:

Miligotion Measures: Tha mitigation measures are taken from the Draft EIR, in the same order
that they appear in the Oraft EIRD The Final BMMRP containg revisions to midigation measures, a3
well as new mitigation measures,

Mitigation Timing: Identifies at which stage of the project mitigation must be completaed.

Monitoring Responsibility:  [deniifies the deportment within the County. project applicant. or
conalltant responsitle for mitigation monitoring.

Compliance Verification Responsibility: 1dentifes the department of the County or other Stafte
agency responsile for verifying compliance with the mitigetion. In some cases, verfication wil
include contact with responsittle state and federal cgencies.

Placer County Nowrthstar Highlands 1T
July 2088 Final Environmental Impoct Repart

EXHIBIT 5 \5’ 3
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FINAL MITIGATION MONITORING AND REPORTING PROGRAM

MITIGATION MONITORING AND REPORTING PROGRAM

NOKRTHSTAR HIGLANDS T

% Proposed .|
B Mi!ig‘f_l'iiﬂﬂ.'_.-

- e

Summary of Méasure, - | -

. _l.Mnnilétiﬁg-ﬁ?épl;l_l'l.é;ihillit:f:' . =:'.

T e

Timing *

-_:-_-.i"e'i':ificulion?
T (Date and
ln_itia!s}

MM 4.1.1a

Pricr o Improvement Plan approval andior duning any canstructon

or demohinon activilies requinng complete or partial closure of

existing roadways, the project applicant shall parformy the following
tasks to the =absfuction of the Placer County Public Waorks

Department:

*  Provide written notice to praperty owners along allected
roacdways and the Northstar Fire Dastrict 1 week before
raadway closures. :

& Ensure public safely by clearly marking and securing romdway
COnSLLCtion areas.

*  Place sicel pimes cver open irenches al the end of each
workday (o other appropriate measures) to restore vehicle
access (0wl residents.

»  Ensure access and parking for users and residents of huildings
to remain om ehe project site.

«  Obtain wnolten approval from the Couwnty Director of Putiic
Works for any proposed lemporary road olosures or detour
roules.

+  Obtain wiinen approval fiom the Nomhstar Fire Department
(NFLY and CDHF for any proposed temporary road closures or
datour routes.

o Ensure aceess for users of Northstar Dove,

+  Post MNotice of planned closure on affected roadways two weeks
priar o roadway closures.

Placer Councy Department of
Public Werks.

Tdenrify roadways to be
affected as part of
improvement plan dpproval
andiar duriig any
demolition or constriiciion
aciivilies requiring
complele or partial closure
of exiiting routidvna vg.

MA 4.1.Th

During demelition and construclion activiues, the projsct apphcant
shall Litnit the ameunt of daily congtrucuan equipment traffic hy
staging heavy consfruciion equipment and vehicles on the project
site at the end of each wockday rather thin remuving them,

Placer Caunty Department of
Public Worlks.

Nuring demolition and
coHstruction qotivines.

MM 4.1.1c

The project applicant shall develup a trails coostruction plan for
identifying  construction  activities  and  the dow  frame  for
construction operations  for ad  relocation, medification, o
construction proposerd during that phase,  All trads that require

FPlacer Counry Plaaning and
Parky and Recreation
Departments and Northsiar.

Friario approval of
frnpravenient plavs

Narthstar Highlands IS

Final Environmente! Impaci Beport

Placer Com-:.r__-,:.
July 2008
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FINAL MITIGATION MONITORING AND REPORTING PROGRAM

T B T R | Verification:

Mitgaton i Respunsiiics { -+ “Timing” 7 meand
relocation shall be construcicd and cowpleted before disturbance of | Cormeensty Services District.
expsng lracls ocours

MM 4.1.3 At the time of project appheation lor the future employee housing Piacer Cowunly Manning Sehmitted witly the project B/5/08
sires and any funtre development projects on Paccels |und 2 wichin Leparinent. wpplication for the fufure
100 fee of timber production (TPZ) lands, e project uppheant ermploves luesing sites and
shali subaiut detniled site plans thwt deunfy the distance hgtween arty furare development
the proposed strucleres and adjseent TPZ lands. A baffer shall be profects on Parcels and 2
provided consistent with Placer County Generad Plan land Use wielin 20 feet of tintler
Buffer Zone Stundards between lands desigrpated for tmberland production (TP lands.
barvesting and any residennal er conmercialfofiice slmictures. and
cerluin recreatiunal uses.

M 435 Clear  demarcation  of construcuan  areas, weluding Eencing, | Macer Corndy Department of FPrivr fo approval of
temporary  walls,  signage.  protectve  barricrs,  and  sceunty Public Warks. improvemeni plans. in place
provisions far public safety shall he poted i the proged Berferre consiruciion.
improvement plans and shall be located away from existing
dwellings and protected resources in the area Lo the satisfaction of
the County  These public safely protection feawres shall he in
place prior to the anset of consinIcUon.

MM 436 Brfore approval of road extension and interseclion improvement | Placer Cotndy Depurtment of Priver i appraval of the
plans, the peoject apphcant shall provide @ traifie control plan that Fublic Works. road extenrion and
ensures satety of pedesirians, oyolas, and vehicle raffic w the inrersection INprovement
sutisfaction of the Placer County Department of Public Waorks. ploas.

MM 4.3.7 Belore demolion o any on-site buildings, the project applicant Cawnly fleparient of Bofore demolition of
shall bave a qualilied consultant wvestigate whether any of these | Health und fluman Secvices. HIGRALGGR mainienince
buildings contain asheswas-contaruny marerials and lead that could building.
becrme inzhle or molile during demolition activilies. 10 found, the
ashestos-contaimng matgrials and lead shall be remaved by an
aceredited mspector in acemdance  wath EPA  and Calrfornia
Occupanonal  Safiry and  Thealth Adminisuation  (Cal?0STTA)
standards. In addition, all sctivities {constractien or demalition] in
the viomiey of dwse muaterials shall comply with CalfOSHA
ashestus and lead worker camstruction standards. The asbesus-
contuing matedals and lead shall bg properly disposcd of at an
apprapriate off-site disposal facality.

MM 4.4.2 Prior w e aperoval of improvemen plans for esch phase, the FPlieer Couney Planning Frive to the improvamaen
project applicznd shall identity parking areas and mmmber af spages Erepartment Plon gapproval,
for each residentiad und oon-residential faciity on the facility site

Placer Ciranty
July 2008

Martfster Hiphlandz 1F

Final Ernvironmenial Drcpract Keport
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FINAL MITIGATION MONITORING AND REPORTING PROGRAM

. Mitigation

' Proposéd.,

» _ ., . N L % T . . T
YaatT - e - ' - .

G2 Summary of Measuie.

Lt l

[:+M ¢ ﬁ:itd_riii'giﬂcs;mnsi

ol iDate and

- Merification

Tnitials)

requireiments  dentifted o the Zonwg Orditance i Jeclum
17.54.1000CH2) for Planmed Residential Developmews, Secsion
17.54.060 for individual wses, Seclion 17.54.070 A4 lor belaw
ground parking gerage standards (amendnent @ die Zooing
Crdinance requested as part of Phase 1 of Highlands), and in
Section 17.936.310 for tmeshare units unless applicable parking
design and  spuce  reguiremenl  exceplions  are  approved  for
applicable uses by the County as  allewed under  Section
1754 100(CHZ}

plans.  Parking for the project shall be cmnsiste.m with the pa:klﬁg

% 1Y I I E

The applicant shall be reguired to pay waffic impact fees as
prescribed by the Placer County Road Nenwork Traffic Limitation
Zone and Traffic Fee Program. The curent extimated fee is 53,964
per dwelling umit equivalent (THIE), however, the ariual fee paid
will be thar in effacr ar the (me payment occurs.

The applicant shall be required 1o construct the improvements Lo
the imersection of Norhstar DivefSR 267 as identificd in Draft
EIR Table 4.4-23 and shall pay their fair share of vnprovements
within MNorthstar as identificd in Draft EIR Tables 4.4-23 and 4.4-
24,

The project applicant shall pay s “fair share™ for necessary
intersection nmprovements in the Town of Truckee ag ldentifled in
Tables 4.4-23 and 4.4.24 of the Dmaft EIR. However, if better
estimates of the cost for the improvements as identificd in Tables
4.4-23 and 4.4-24 of 1he Draft EIR are available st the time of
payment, these cost esttmates shall be wsed to determine the
project’s fair share contribution.

If the Placer County Bourd of Supervisors adopts a traffic
mitigation foe program, or an update 1o the current (raffic
nutigation fee ordinance, and the new or opdated  program
recognizes cross-jurisdictonal  impacts within the Town of
Truckes, that aclion and program will supercede the far share
cantrbution requiratnenis of this mifigaion measure,

Counry Deparimen! of Putlic
Works.

Prior to Lisuwanace of
hutlding permies.

MM a4.4g

Obtain an Encroachiment Permit from Calirans for any  wirk
proposed within the SR 267 nght of-way A copy of said Permit
shall he provided to the DEW prior w the approval of the
Improvemet Flans, Provide right-of-way dedications te the Slate,
as rcguired, 1o accomingdate exsting and  (otwre  hiphway

Placer County Depuartrent of
Public Works.

Priar to approval of
improvement plans

Northsiar Highlonds 1F
Final Ervironmentol Impact Report

Placer C'é.-um 'y
SJuly 2008



Finar MITIGATION MONITORING AND REPORTING PROGRAM
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i Mitigation - Tt

© L Simaary of Measure ..

Lnpravements.

MM 4.4.5a To monunize ipacts o existing Morthstar-at-Tahoe residents and | Placer County Department of |. Biefore constrictiun
ather metorists, the Highlands Drive conpecaon s SR 267 shali be Fublic Works. acivijies hegin.
comsiructed and sccepted” a5 complete by the County swior to '
issuance af a Certificate of Ocoupaney {ar any other portion of
Phase 1 developroent.

I the maffic sagnal 15 aot i place and operational at the Northsetar
Drive/SR 267 mersection prior o projpect constiuciaon aclivilices,
lhe uppiicant shall previde manwal traffic control or instali =
temporary {raffic signal a1 Northstar Drive/SR 267 for peak hour
vanditions (3:30 PM - 630 PM Monday through Criday and 3:30
PM 1w 3-30 PM Satnrday and Sunday from May Ist throuph
Scptember Sth. Thus measure Is intended @ poovide sate left-tum
movements of conatrzction raflic 1o and oul of Morthstur.

Mo constroction raffic shall use the MNorthstar DrverSR 2467
ingarsection fTom July | thmowogh Iuly 4 und rom Sepiember 2
throuzh September 5.

Constrectian raffic shall he prohibaed from exiung and enlenaig
Nonthstar Drive donng peak wasder skier vaffic periods.
Specifically, construcnen traftic shull nol be  allowed alung
Morhstar Drve or along SR 207 from 7 A M. w0 930 AM and
370 P.M. 1o 6 P.M. on peak holiday weekends and any peuk skicr
day from Chnstmas through Presidemt’s Day weekend except when
chain caneieol is implemented.

MM 4.34.5b Courdinate conpstrucnon activities associated with the Highlands | Placer Conrty Flepariment of fraffie maragement plan
project with other non-Highlands construction activities wellun - Poeblic Warks and NManning | submined with improvemigint
Morthstar-at-Tahos. I paticuluar, overlapming of  excavation Dopiretment. plans und revised
activities far Highlands Pliase Zand mber Kosthstur projects shall be satixfuciion of Cowndy prior
avorded, W the grearest extent feasible.  The applhicant shall subisit for lsskamee of permits

a waffic manggemem plan as part of anprovement plans for
Highiands Phase 1 development. and expliciily Hso work sclivides
ongoang for any other pacmits.

MM 4463 The ]:I-l'(}jt‘.i!l appi:cun[ shall p;;u'[:r;ipul:c i the lungdmy of the L:.‘!pim.l Placor County Il‘epﬂrrmmt.r of A wrilien aAgreament
and ongoing operutional requirements (e establishicent of a Public Works. iddentifying the profjec’s
County Service Aread of a coint public fransit seivice m the Sfinancial responsibifiry (o
Hiphway 207 comdor berween Truckee and fangs Beach. This . contribute o fhe pravivio
ot service shall proveds transit service access for wisitors, of trangit service withmn
resydents, and emplovess of the propesed project as well ag exising Northstar.at-Yabae and

Placer Caunty Narthsiar Hiphlands 1
M Jufy 2008 . Final Environmtental finpact Repore
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“roposed i
L Mitigation |

A ca
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" | Moniticing Responsihility [+

P R S s

4

: '?.s"eriﬁcat'ion
'-_.-_--l.’Date,aan -
L In_itinls)

developed areas and other planied developinents within Northeiar-
at-Tahoe, W provide shutle service connecting wath the oxisting
and planned regianal secvice along SR 267, This connection o
regiondl service would most likely accur at the ntercepror lot, sinece
the Lot 15 i close proxitaity o the employee hoosing sites and wil
be served by the curment and expanded intra-resart shuttle service.
Service on SR 267 (0 Truckee and Kings Beach will also be
necessury. with this and olher projects in the Marnis Valley
Comnwoity Plan area W peblic ransit service s nob established
and / or the pryect applicamt 15 ot willing {0 patiicipite in the
trangit seovice, the project applicaot shall bBe regured (o provide
wansit service far the project thal provides links (e the existing
public transit stops off-site, and provide s faic share of funding for
capital and cngoing operational costs of a public bansit service on
SR 267 between Truckee and Kmgs Beach, This transin service will
be developed in conjunction with Placer County, Town of Trucke,
and other significant transit paciners. The plan shall identify the
assaciated costs w each invelved paty

alony YK 67 vhall be
wade The written
agrecment shall foctor e
wamber of emploveey added
by the project to determine
the prajeci share of adding
service aocess for vivitors,
residents, and emplovess af
the proposed profect o botl
Truckes und Kings Beach,
includimg service within the
project area. The
implemeniation of the
service shall occur at such o
fime that the demand for
such a service reaches
fevels that warrani the
provision of the service,
The writien agrecmeni from
thiz mitigation shall be
Consizlent with the reswlls of
the Martiz Valley Transif
Plan.

MM 4.4.60

Prior 1o approval of improvement plansfiiual maps for each phase,
the project applicant shall joite and muntah membership
perpeloity in the Truckee-North Tahoe Transportation Munggemen?
Association (TNTTMAY  Once commercial and fnmeowner
associations have heen formed, the project appheant shall shift the
THT/TMA membership o the associations awl the associations
shall maintain membership in parpeluty.

FPlacer County Deparument of
Fublic Warks,

Prigr to approval af
improvement plansffinal
maps

MM 4.4.10a

Prior (o approval of inpreivemeny plans/finat inaps for cach glase
withno the Program wea, the project appheant shall pay their
propartional fair share of roadway unprovements within Northstar,
as shown in Draft EIR Tables 4 4-56 and 34 .4-37,

The proposed roundahouot at the inersection of Norfhsuar Drive and
Realigned Sawmill Flut Road, and the widening of Nodhstar Drive
tr four lames bewween the roundabout and ST 267, shall be
constructed prior to or concurrent with the project that exceeds 20
percent aof the allowed develgmuoent within the Program area. For

Placer Couney Depariment of
Fublic Works

Prior to app roval of
impravement plunsfinal
maps.

Northstar Hiphlands ff
Final Ervirotimtental Impact Report
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Finar MITIGATION MONITORING AND REPORTING PROGRAM

By i ] 3 . SRR I e S L . S Sellw 'f':.a.lion"'
.- Propoged e Lt L IRREIRE S AT CEe - Verification'
" Mitigation | of Measure ™ @5, Monitoritig Responsibitity " ~* Timing o0 0| (Dateand "
-',.. .hh-::,l-.. ), [+ L T |cv S 1..' L . - ! } - ] . . : Do e L : T : -h:n“ ill-. ‘ v s ) SR i . ‘Ir_ljtial-q}
exginple, 300 condomimum wnits pluz 4 employes housing unils
(over and above the Phase ¥ approvals) would tripger the 20 percen
threshold.
MM 4.4.10¢ | All Nochstar-a-Tahoe cmplovees who bve in the Nochsaarae | Placer Cosnoe Deparieat of Trangit and parking
Tahoo employee housimg shall be reglired to use ransit to teavel w Pulbdic Worky RULTAEERICRE o gram
Norilisrar-at-Tahoe Village, employees shall be prohibited from appreved priar o
parking i Morthstar-at-Talwe Village. The epplicant shull submit a corificates of occupancy far
transit asd parking mapagement progra (o the County along with gmployee housing wnids.
mrojeel plan. The program shall designate employee parking areas
within Notthstar and shall wWenldy incentives for cmployeg use of
shutlles awd digincentives ta parking employee vehicles within
Nawrthistar vtlier that i desigoawed employee parkmge locabions (2.5,
permils or parking tees). The shuttles will operate, sl a minimen,
as [otlows:
T am. — LRG0 & o1, 3 shundes per haur
G0 am - 3:00 pm., Digl-a-Ride
300 pm. - 4200 rm, 3 shuttles per hour
After G:00 p.m.. Dial-a-Ride.
MM 44,10 [ Prior t¢ enviionmental determinabon fot pew developown? walun Flacer Cownty Manning Before environmenin! Jure 2086
the Program Ared, provide o projgct level, site specilic analysis of | Deparfment and Departmenr delermination on new
the wransportation impacts assocuted with the new development af Public Warks. development within the
propised.  The prajece level, site specifiv wnalysis shall apdite Privgram area,
enformation included in the program level transportaton analysts as
requied by CEQA and 1o the satisfacnon of the DPW. Additona!
nutigation measures shall he inclwded in the analysis based on the
project-level, sie-specific npacts.
MM d.4.00h | Al sexson pedestnan acgesy shall be consteucied [rom the felure Macer Connly Planning Sheawn on mprrovenent
entployec housing sites o the nearest shutthe stop. The shunle stop | Depurinenr and Plepariment plirs for the 32
shall nor interfere with access Ly e Nortlbstar Adndnistration of Public Works unitemployvee housing
Bu:lding or resuli in a decrease i the amount of avalable packing. complex and commpleted
befare cergficares of
GECHRINGCY afe [iaved
MM 101 Prior (o cccupancy of the | 430t dwellmg unit, the applicant shall be | Placer Cownry Department of | Timing/mplementusion:
cequired [y cansirued the improvementg w the wderseclion of Northslar Fablic Weorks. Shown an improvesen
o e Tetr : banilh f ) - . - X
I ;:x_e.a’SR ;Gr_as ]Lt-L:Jl!l!—ICd i ’gjb]cda_-i E?};mf}ihe B :lt;n1 EIR and _rhc plans for euch future
lrit 1 sl:u{_ s nelud i |.h.¢ Adden l:IiTJ - Priot to the Fccnrdal::on cmplavee housing site
of any Fmal Map creaing the F430h wnit, the gpplicant bl B

Northitnr Highilands It
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construet or secure the impravements o die intersection of Northstr ared completed befare
Drive/SR 267 as identified in Tuble 4.4-23 of dhe Draft EIR and the cerrificates of veenpancy
traffic stuches included in the Addendum EIR. are issued for eack
erployes housing site.
Enforcement/Monitaring:
Placer County Plansing
Depariment ond
Deparmment af Public
Warks,

MM 4.5.1a | The project applicant shall prepare canstrection specifications that Macer County Before approval of
teguire e constroction contractor (0 implement noise reduction Environmenial Hleaith hiprovEment andior
measures during consimiction when  within 500 fect of oaise Dhvigion ronasireetion plans
sensitive receptors The construction specifications shall he
submitted o the County far rewview and approval before
improvement and/nr construchon  plans are  approved.  The
constructian specifications shall include the following measices:

« locate hxed construction equipment such as compressors and
gencrators as far ag feasibly posable from seosibive receprors.
Muffle or shield all mtake and exhaus! ports on power
COTSLEUCTION SOULLpIenL. :

s All eomstruction equipment using infernal combusion engines
shaall be in proper wne.

s« All construction equipment used tor mrlersecton improvemennt
activities shall have factory instalied muffier systems.

= Before any particulasly noisy activities {2.g., Impact pile
drving} arc performed, wnlen notee of such aclivites shall be
piovided w zll resdeoces within a 200-foot radoas of the
develapment site. Notices shall include specific information
about the expecied timing of these acovities. The constraction
contractor shall show reasenable flexibility in accommedating
affected parnies of there are specilc, relutively brief ome
penods for which a major affected party wauld like (o avgid
notse disturbance {e.p., specral events),

MM 4.5.0h | The project zpphicant shatl prepare construction specifications that Placer County Before approvat of
require the constmicuon contractar ke it the hours of construction Enviranmental Health improvement andior

Morthstar Highlands I
Final Environmental Iimpact Report

Placer Canniy
Joly 2008
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acnvilees as lallows:

= Coesteuetion activiies shall be limited to the oues of 7 AM.
TP M Monday through Satarday. ™o construchion activilles
shall be performed an any Sunday or Federal holtiday.

 If pecessary, mghllime construction {7 P w7 ADM)
activities shall he liomted wo no more than 10 consecutive divs.

« I pecessary, mghttime construcuon (7 PAL w 7 AM.} shall
nal cxoeed W AB maamum neise level (Lmax} at any of the
reswdenoal buibding facades v order 1o avoid sleep disturbance,
Thereforz, sethacks from the construction as described in Draft
EIR Tahle 4.5-6 shull be muntained.

PRI TN

CONENENRC TN Ir'hfr’_lﬂ v

MM 4.5.2a
EH

The project applicant shall ensure thal an ousile mambor s present
o provide contuniows vibeaten monitoniyg dueting pile driving or
blasting activines for sny existing bulding Tocated within 5040-fawm
of any pile driving or Masong activity,

Flacer County Department of
Frvironmentul Hlealth
LXivisien

During consiruction
aclivities that resull in
grolhd vibiretion.

MM 4.5.2b

EH

The project applicant shall inspect any existing beildings lovawed
within a 500-foor tadivs of planed ple deiving ar blasting
aciivities.  The imspection shall document preesising coaduions,
The preinspectian survey of the buildings shall be comipleted with
the wie of phwtographs, videowpe, or visudl inventeny, and shait
include inside and outside locatons, All exisung cracks in walls,
Neors, drveways, cic., shall be dogumenied wuh sufficient degal
for companson during and upon campletion of mle driving

Caciivities w0 determine whether actuad  wibration  damage  has

occurted.  The results of both survers shall be provided 10 the
Cennty for review and accaplance of conclusions. Should damuge
vecur, conslruction opecaturs shall be haled unul the problem
activily can be wertificd.  Onee wentilied. the problem acnvity
shall he modified w eliminute the prablem and protect the adjacent
hutldings. Any damage to anearby buildings shall be repaired back
to the pre-existing conditivn.

Placer Cotnty
Enviranmental Heelth
Division,

FIring consiracrion
qacrivitées thot reswls in
groRrnd vidiran.

MM 4,54

MNodse-alzenuating  measures  shall bhe denndied in a0 required
acousical aealyses i order o reduce neise levels ut nnse-sensiive
Langl uses, in compliance with applicabile standacds, including Tile
24 of he California Code of Regulations and County standards.
The apphcant shull impleinent noise-1tenuating measures ioto the
project design.  Noise-attenuabng measures shall be dentified o
auckueve applicable anlerior nowte standards.  Sech measures may

Plicer Crounty
Frviraemental Heglth
Drepartiment, Mannieg

Departnent, unud Building
Departenent.

uring environmenlal

review af suelisegieent plans.

Aptil 2008

Flacer Courty
July 2008
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include, as appropriate, the use of building onentancn, building
desipn, oo bernws, and the standard noise mitigation contained in the

County Acousucal Design Mancal.  IE 2 heom s gonstrucied o
reduce toise o an deceptable level, the berm shall be vegersted o
blend with the pararal landscape and shall he shown on 31l site plans
Tor the project subimitted i accordance with MM 4132 and MM
4.13 3y through 4.13.30.

MM 455

EH

Daring subsequent environmental review for fuluee praoject phases
within the Highlands project sie, the project apphicant shuall
demnonsirate that new residential units potentialiy affected by
showmiaking noise shall he designed and consiucted <o oas
provide goinlenor nimse level of 35 4B Leg o sleeping areas aud an
overall interior noise leve] of 4548 Ldn, This degree of attenuaiion
shall be achieved throupgh either: (1) locating snowmaekiog gpuns
sleguate distuance from he newrest proposed residential halding
fucades {see Draft EIR Tables 4.5-8 and 4.5-2 for serback distunces
based on type of soowmaking gund, or (2} usiog  romal
censtrugtion practices per the lutest cditson of the Unitorm Building
Code, as well 23 additional nose allenuation measures or design
changes deemed necessary 10 achieve the minhimum acceptable
mternior ase standards. The determination of the specific measures
to be incorporated ine the design of die buildingfs}y shall be made
i consultabon with an acoustical cngmeer of qualified noise
conyulignt.

Placer Cownty Planning

Depeariment and Placer

Coneendy Environmental
Health Department

Prrior to and during
cnvironmened review of
Jiteere profect phases,

Beceinber
2006

NIM 4.5.6h

Abl properry owners potentiolly  affected within the propased
ihghlonds  development shall he provided disclosures  within
CO&Rs identifying that events al the amphithoatre may generate
noase lovels that could reselt m potential annoyance.

Flacer Cowaty Planning
Depcrtrmunt el Deporirent
of Healil and Human
Services

Included as part of CCLKRS
Jor residenrial projects
within Highlands.

MM d.6.1a

The project applicant shall subret 2 Construciion EmissionThst

Conteol Plim to the POAPCD and receive approval priac

improvement plan approval. Al a minimum. the Plan shall mclude

alb the requirements of Rule 228 and the following adldiional

TTIS BT,

s Reduce wwaffic speeds on all unpaved surfuees 1o 15 miles per
haur or less.

—_—

Macer Coundy Planning
Department and Mlacer
Cronnry Air Pollndion Control
esericl.

Incorporare at e condition
af project improvement
plans.

#  Suspend all prading eperations whon fupitive dusly exceed

MNarthsear Mightands 1}

<~
>
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Dustrict Rule 228 (Fugative Dust) iutations.

An operational waer rickds) shall be onsie ar all rimes.
Apply water o control dust a2 needed w0 connply wilh the
Distriel’s Pugittve sl Rule.

Insglh wheel washers or wash all excavaion trucks and
equiptnent kzaving the =ile,

Mintmize 1wdheg time @ five nunotes foe all diesel-powered
CQUITHTILIL,

Use low sulfur fucl for slationary comsiruciion cquipment.
Uhilize caisting power sources fe.f., power moles] or clean el
generaloss rather than emporary dicsel-powered  generators
uniess generators ae opersiad with bio-diesel el

Lise Lo emission on-siie slalionary equipiment.

Protubat hurnmg of constrction or vegetative debos.

Dereninine il serpentine rock is present and, if 1615, provide
asbestoy dust control measuzes.

Mo open burtung of tewwned vegetation during consiruction.
onless approved by PCAPCD. Vegetauve materizl may be
chipped or delivered Lo waste or energy facilibes.

Contraciars shalk be respansible for ensurmg that adeguate dust
contral measures are nplemented in a timely manrer doring all
phases of project devetopment and constructian

Watering of disinhed arcas nol vel revegetated shall mocur e
needed to elirunate viable dust emussions.

All wactive portions of the constructinn site shadl be covered,
seeded, or watered wmtil 2 suilable cover s established or,
altermatively, non-toxic sml stabilizers are applied.

Paved sireels adjacent 1o vonstruction sites with visible dust
shall be swept or washed #t the end of each day, No dry
mechanical sweeping shall ocour.

Properly maintain all inabile and statonary cquipment.
Construction equipment exhaust ennssions shall ool exceed
Diginet Rule 202 Visiple Emission limitations.

Consbructin conteacts shoudd stpulate that all portable small
off-road engines wsed in construchion equapmem such s

facer Coumnty
July 2008

Northsiar Hl’ghﬁmdﬁ
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= The project shall provide o plan far approval by the Districe
demensirating thal the heavy-duty (> 30 horscpower) off-road
vehicles o be uwsed o the construction project, including
owned, leased and subcontractor vehicles, will achieve a
project wide [leet-average 30 percent MOx reduction and 43
pereent particulate reduction compared to the most recent
CARB  fleet average.  Acceplable options for reducing
crissions may include use of lae mudel engings, luw-cmission
diesel products, allemative fuels, engine reuofit technolopy,
after-treatment products, andfor other opricns as they become
avaiiahle.

*#  All areas (including unpaved roads and stagiog arcas) wih
vehicle traffic shall he watered or have a dust palliative applied
as necessary for stahilizaton of dust enusstons, The project
appheant shall consult wath the Lahontan Regional Water
Quality Comrp] Board reparding appropriate dust palliauves
and thedr application to avoid surface water quality iTnpacts.

»  Ogperators shall avend over watenng distucbed areas, including
active roadways.

chainsaws tmeet CARE 'E'-lt:r -II slandard:-i l-!:;T !Ju:-;- iype of

MM 4.6.1b

The prime conteactor shall submut to the PCAPCTY 3 comprehensive
invenlury fie., make, model, yee, emission rating) of atl the heavy-
duty off-roud equipment (30 horsepower or greater) that wsll be
nsed an aggregate of 40 or more hours lor the construction phasc.
PCAPCD personnel, with ussistance from the Califormia Air
Resources Board, will conduct initial Visible Emission Evaluations
of all heavy-duty equiptnent on the wmventary fist.

Placer County Planning
Depariment and Placer
Cowniy Alr Poffudion Contref
Disirici.

tncerporate as a cotdition
of construction permil
iFsuance.

Ml 4.6.1c

An enforcement plan shall be established (0 evaluate weckly
projeci-related on- and off-road heavy-duly vehicle eogine ennssion
opacities, using standards as defiped in Califomnia Code of
Regulations, Title 13, Scctions 2150-2194. Consirucnion equipnsent
shull nat cxcged visible cmiszaiong as specified in the Health and
Safery Code. Operators of vehicles and equipement found 1o exceed
opacity limits will be nosifizd and the cquipment must be repaired
withun 72 haurs or removed {rom the project.

Flacer County Planning
Department and Placer
County Alr Pollution Contral
iserict

fncorporate as a condition
of project improvement
plans.

MM 4.6.3a

The project applivant shall prepare an aic quabty miligation plan
that incorporates appropriste measures, including thoss  listed

Flucer County Manning und
Building Depariments, and

Before apprival of
tmprovements plan and

MNortkstar Highlands IF

=
&
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betow, from the lottowing Best Available Miligation Measures imto

the project desipn to, reduce project cmissions daaugh onsite

mitigarion to the greaest extent possible. The following measuies
shall be Iimplementad:

o Landscape with native drought-resistant specics to reduce the
demand for gas-powerad landscape inzinienancs cquipruent,

s The project shall purchase the lowes! crmission mainicnance
vehicles and equipment commergially avanlable for the inended
apphication at the time of parchase andfor teplacement unless
the ¢oxt of the lowest emisston allernative would exceed the
eost of the next lowest emission aliemative by a net difference
of more than 255 of 1he porchase price of e next lowest
cmission alternative, o which case the next lowest cmission
altemative may be purchased and used instead of the Towest
emission alternative. The CC&Rx for this praject shall inelude
this requirement. :

o Improve the therma! integnty of Innidings, and reduce the
thermal Load with automated time clocks ar occupant sensors.

+ Incarporate appropriate passive soler desipn and sodar heaters,

¢ Install electrical owtlets on exlerior walls (o promuste the use of
clecterp landseape manenance cquipment.

»  Install gas outlets for gas burning barbeques.

o Tostall low- NOX bhat water heaters (hevond District Rule 246
requirements).

e Tlse of low VOO coutings per Disoct Role 218 (Architecturud
Coatingsl,

o Open buming shall e protuhited through CCER s om ail lots,

»  Include mulii-use trails in new developments.

«  Consultation with the APCIY Engineer ix 2 penerawr Qs
proposed.

County APCH,

moorpordaied s a condrion
af building perrul isihance

MM 4.6.3b

The conditions of appreval and the CC&R's {or the project shall
explicitty forbid the installation of any wood burming devices and
fireplaces  in the Ttesadential  units. Solid  fuel  hurning
appliancesffireplaces are profubited in multi-fanuly fand vses. Al
autdoar bem pits wittue this prmact shall be plumbed with natural
gas and are prohibited from burning selid feel '

Placer County Plauning
Depuartment/Placer Connty
Afr Pollurion Controf
Lhserice.

included us gart of the
prafect CC& R and
enfurced wt bailding peremi
{5 FLecd e

Placer Connty
Fuly 2608

Tl
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MBI 4.6.3c

The project applicant shall implement a miligation program o
wffzel the project’s increase m Nitrogen (Owade, Reactive Orpanic
Gas and Particalate Matter comssions.  The apphicant’s ndogation
program must be approved by the Placer County Air Pallution
Lomrol Distnict. In liew of the applicant implementing their own
rubgation progrn, the apphicant can chonse W parhicipate in the
Plager County Arr Pollution District Qifsice Mutiganan Progrem by
paying offsel fees mto the Distoct pragram based an the adjosted
trip zates wdentified in the Northstar Hlighlands IR

Placer Couney Pluting
Drepartment/flacer Counry
Afr Pollurion Control
Disirice.

Priar o issuance of
huilding parmits.

MM 4.6.3d

The progect apphicanl and Flacer County shabl wdeotify o mtigation
fee 1o be paid to offset project road dust impacts. Funds collected
would be used for anmprovement gr expansion of streel-sweeping
programs that reduce re-entrained road dust withun the Truckee air
hasin.

Placer County Plunning
DeporimentiPlacer Copnty
Air Pollution Control
Diserice.

Incarpuaraie us a condition
af aite plan and/or tentative
e approval

KIBI 4.7 70

The applicant shall desipn stormy drainage facihbies W prowvide
groundwater rechtarge, attenuate peak flows, and nunimize misk of
erosion, by deswoing stormn dran outlalls that colieot roadway
rnoff 1o dircet Mows oo inAlration faciliies that will promoete
groundwater recharge.

Placer Counry Department of
Prubltc Works and
Ervironmened Health

Mcluded in lmprovemeny

Plens

&M 4.7.1b

EH

Il on-site wells are wulized, they shall be desipned in compliance
with Section 2042 1{B) of P 101-618 andfor any subscquent
staitdard =et forth in the Truckee River Operatwon Agreement (i 1n
effoet at the time of projecl conslroction) and that the well Bcilines
be designed and constivcied to avold substantial effects to surface
watel flows or conduions to the satsfaction of NCSTD

Placer Cownty
Envirommental leatti and
Mortfisiar oy
Services INstricl

frier to improvertent pluw
approvil.

MM 4.7.2a

As part of the submittal ol Tmprovement Many for the praject, the
praject applicant shall sehmn and obtain approval of a4 final
drainage repurt in conformance with the reguiremenis of Section §
af the Land Development Maneal and ihe Placer Caumy Stonm
Water dManapement Manual thae are in effect at the tine of
submuttal.  The teport shall he prepered by a Eegistered {ial
Engineer and shall, at 2 mugimur, includs the following:

o A written texd addressiug existing conditiong, the effects of
praject improvements, all appropniate calculations, @ watershed
map, increases it downstrean fows, proposed on- and off-site
unprovements and  decention  facilitees,  features 10 protect
downstream uses snd property and drainape eascinenis o

FPlacer County Depariment of
Fubdic Works, Flacer County
Flaod Condral ond Water
Conserviien dsteice and
{ahonian Regicnal Water
Chuelity Conired Board.

Prior tor approval of
improvemeant plans and
incliuded M the development
rer b,

Nopchsear Highlandy {1
Fined Envirormental Inpact Report
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accommodate downstream fows from thus project.

Storm waler runaff shall be reduced 1o pro-project condivions
through  the  installation of  retemzionddetentdon  facitines.
Retenuen/delcntion facilities shall he desipned 1n accordance
with the requrenments of the Placer Couongy Storm Water
Management Manwad (hat are in effect ut the tine of submitl,
and 1w the satisfactwon of the Placer County Department of
Public Works. The Flacer Couny Deparunent of Publie Wearks
may, after review of the project drainage report, delete dns
requirement if t is determined that drainage conditions do not
warrane  instadbabon of  this  type of  {aciliy. Mo
retentiond/delention facihy construction shall be  permitivd
within any (dentified wetlands area, floodplain, or nght af way,
excent as authomized by project approvals,

The report shall map the Limits of the 1040-year floodplain for
Weet Matts Creck and the West Fork of West Marns Creck
through the profeet area as well as building sethucks.  The
sepon shall also show resdential and non-residential budlding
vird ot clevauons 2 [ect above the 100-vear flosdplain {or
Minished flooe 3 feet ahove},

All drainage Facilities shall be designed with the asswmplion
that  upsireamn  watersheds  are  tolly  developed  Future
development shall not exceed the capacity of the faciities that
are provided. (o addition, fecicies shall e designed with the
assumption fhar 4l sorfaces are onpervious, as @ resalc of
winler anowpack, during peak fube conditians, pee Placer
County and  Placer County Flood Control  snd  Water
Congervation District regqursments.

Stww storage areds shall be locarsd oulside of areas that dran
directly e draipages and will melude witer guality control
{ahures, such as water treatment wetlinds and detenlion hasins.

All relaied undeteround and surfage drainage systems must be
addressed 0 order to ensure Full inegraion of arcas thae will
groerate unodf. These areas will tnclede roohiops, sidewalks,
cutdill sbopes, pziin areas, strects, parking hoais, up pradient ot
site source areas, and imporvigus landscaping oreas. Seepape
irom unslerground sources must alsa be pddressed.

Cirachine and drainage designs for foture developments shadl

Flacer County
July 2008
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mainiun existing drainage pauerns by preserving watershed
areas and by releasig flows  downsiream o 1 maoner
congistenn with exisling conditians

MM 4.7.2h

Rock lIined ditches shall be insislled oo the cut stope vde of the
road (road sections shall coinply with Plate 3 LDM) and out of the
right-nl-way ta capture oIT site drairage and atlow i to pass wnder
the propascd Highlands Dove withowt being irealed for water
tqualily as approved hy the DPW.

Elacer Connty Department of
Public Works.

Dresipn andd focation of
ditchies approved prior fo
approval of improvement

plans

MBI 4.7.2c

Runolf from the downiul]l road cdee will he allowed to sheat flaw
onte the road shoulder and across vepetmed slopes, vegpeated
swales or filier strips Sheet nmoff shall be allowed e continue
across landscape areas and open space where possible. Vepetared
swales and slopes shull be designed par the CASQA BMP
recommendations  found o the  MNew  Development  and
Redevelopment Handbok on fact sheets TC 30 and TC 31 o
additien, principles  and prachices outlined in Secion 324
Landscape and Open Space of the afveementioned bhandbook
meluding mulches, lower sond conpaction and wlding amendments
to the seil o increase the sotls stability and permeabiliy wall be
ingorpiacated nta the design. Where overland flow must rematn
cancentraed, swales will be designed with a combipation of rock
and vegetation to pramate reduction i Now velooiy and increased
infiltratton opportumilices.

Flacer County Pepartment of
Public Works

fesign and location of
BMPs approved prior fo
approval of improvement
plans for. BMEs referevced
in MEipation measiere shall
B sAown o0 Improvement
plans end construcied
eoncierently with voads.

MDD 4,724

Prior o covirgnmemal determinanou for pew development within
the Program Arca, 2 project level, sitz-specific analysis of ihe
drainage jmpacts associated with the new proposed development
shall be provided o the DPW.  The project level analysis shall
update the mogram level analysis. o necessary, aned include @ site
speciiie analysis based un the spealic inprovements proposced (o
the satisfrctian of the Placer County Department of Pulbtic Works.
Addstional mitipation measures shall be included in the analysis as
required hased o the project lovel specific impacts. The prajecy
level, site-specific draipape reporl shall be consistent with the
Program analysis and the Phase | miligatlan measures

Flocer Cownty Department of
Puhilic Works,

Frier to determtnalion of
environmetial
documontation for
Subsequent phuses of
develiprent.

June 2006

MM 4.7.2:

Drainape facihities, far purposes of collecting muooff vo individual
lots, shall be designed e gecordance with the requirements of the
Plarer County Storm Warter Management Manuoal that are in eflect

Plucer Cowny De:’pfirf reent
Fublic Waorks.

Frior fo approval of
improvement plans

Northstar Highlands 11
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at the fime of subimittal, and to the satisfaction of the Placer Coundy
Pepariment of Public Warks, “[hese facdities shall ke construcied
with subdivision improvements and casements provided as requered
by the Placer County Departinent of Public Works, Mamdenance of
these Facilitics shull be pravided by the hemeowners' assaciation or
olber enney approved hy DFW.

BN 47,20 | The iollowing off-sile dranage facilities shall be cvaluated in the | Mucer County Depﬂﬂrrw;r._r of Privr to approval of
drainzge report for condition and eapacity and shall he uppraded, Prblic Works. fmprovement plans for
replaced, or mitigated as specificd by the Placer County Departnent Fhase 2

of Public Warks: A) Northstar Drive atb West Martis Creek, B) SR
267 at Marlis Creck.

MM 473z In compliance with the reguirements of the State General Lahontan Regioral Weter Priur to improvement plan
LRWOICR Construction Activity Stonn Water Permit as well us the Waser {uality Cuntral Boged. approval and tncluded [t
Cality Contred Plan for the Lahontan Region {Basin Plan}, the ) CORs

precl applicant shall prepare 3 Stormwater Pollution Prevention
Plan (SWPPP}, which descnbes the site, ecromon and sediment
controls, means of waste dispesal, implementation of approved
local plans, conttol of post-construction sediment and erosion
contrl mcasures and mainteoages responstbilities, and non-storm
waler management controls (such as those water quality control
learures identified in the Storm Water Pollution Prevention Flan for
Northstar Village Phase | - PSOMAS, 2003). The SWPPP shail be
sebmitted to the Lahontan Regional Water Quality Control Board
for review., The applicant shall requare all construction contractors
o retan & copy of the approved SWPPP on the constrection site,
Rest Management Practicey identified m the SWPPP <hall be
utifized in all subsequent site development aclivities. Water quality
controls shall be consistent with the Placer Counly Grading
Ordinance and the Lahomtan Repional Waler Quality Control
Board’s Lahonian Begionyd Project Gundehines for Erasion Control
and will demonstrate tha the water gquality controls will ensure in
compliance with all cument requirements of the County and
Lahowtan Regional Water Quality Control Board. Water quality
comrols shall cosure thae mun-off meets the water guality condrol
plan for the Lahoman Region (Basin Plan) water quality objectives
foor Martis Creek, as well as comply with the Basin Plan’s narraliee
waler quality abjectives, siate antidegradation policy, and maimtain
beneficial uses of Martis Creek aod Marns Creek Reservoir as
defined by the Basin Plan. Stonn waler quality sampling and

Placer County Naorthsiar Highlands §1
July 2008 Final Ervironmental Impact Repert
17
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B

the Program Arca, a pruject Tevel analysis of the water ‘yuality
impacis associated with the new priposed development shall be
provided o the DPW,  The project level analysis shall ssclude
additionz| site-specitic midgatoms based on the proposed specific
improvernents 1o the satisfaction of the Placer County Department
of Public Works and, il necessary, update the progron and ysis
mitigation measores.  The analywis shall alse anclude & plan
dentuvang the location of proposed water quality mitigations and a
preliminary design.

e CoDe e T e . B I R L " ‘o-’elrifi't:'ni.(m--
’ p AT - ~. Byritmiary of Measure Y Moniloring Resporns Timing -~ - {Datge and
Dditipatinn - AR : x: e e e o et o .
R N (I e Ll T A TRV B o - o B .':"ll'lltlills}.

reporting associaled with the SWPPP shall be the responsibiliuy of
the project applicant.
MM 4.7.30 CGrading activities shall be protubued during the winter mounths, | Mlacer County Public Works Dueelng construction
unless approved by the Coonty and 1he Lahomtun Regional Water | Deparoment and Lahortun activilies.
Quality Control Board, Exposed graded areas shall be protected Repional Warer Quraliey
during the winteT months wsing appropriate ethods. Cantrol Board.
MM 4.7.3¢ Prior to envitanmental determination for new development wathin | Departrent of Public Works, Prior ta crvironmeriod June 2006

determinadion

MM 4.7.3d

Prigt o wmprovement plan approvals; she project applicant shall
develop a Temporwry and  Permancnt BMP Plen (inchading
nuintenanes) and idemify who will be respansible for cosuring s
implementation and makmg the necessary updatesfmodifications.
Thter BMPs (as desenibed onder lrapacy 4.7.3 and i Table 3-4 of the
Draft EIR) shall be designed according ty the Culifornia Swrmwater
CQuality  Asgzoclalwn  Swortmvater Best Managemenl  Pryctice
Handdbuoks for Cumsitueion arud fioa INew
DevelapmentRedevelapouent {0 ather smular soorce as approved
by the Plucer Comny Deparimen of Public Works).

Placer Cownty Public Works
Department and RWONCE.

fPrine oy improvenient plu
approval and included in
develapment natebok,

MM 4.7.3e

Straw bales, waddles, o sinubar deviees used for erosion control
shall he ceinificd as weed-free anless matertals collected on-sile.
such as pine needles, atc used.

Placer County Prblic Waorks
Department and RWGOH

Frior fo improvement plan
approval and included in
develapment notebaot,

MM 4.7.4a

The drainage report angd subsequent site development subomittals
shall address storm dranage management during construction and
Lhercatter und shall include provisions for the application of “Best
Manageinent Practice” {BMPY measures and waler quality conteol
frarares {such as those wdepufied to Dradt EIR Table 3-4 acd i the
Storm Water Pollution Presentian Plan prepared for Northstar
Village Phase | - PSOMAS, 20803} to reduce erosion, water gualily

degradation, vtc from all peoject 1mprovements. Peninanent waler

Lehenten RWVOCH, Placer
oty Planning
flepariment.

Privr to appraval of
fmprovetend plans

Morthstar Hiphlands If
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guahty control featurcs described i the cepart shall demonstrale
(such ax tlrengh rouune water quality moniterimg) that the water
quality combols are adeguate 1o meet e Waler Quality Comtral
Flan fur the Lahonuan Region (Basin Plany water quality objocrives
for Martis Creck, as well @5 coraply with the Basin Plan's narrative
water quality state antidegradarion policy and maintain benefioal
uses of Martis Creek and Martis Creek reservolr as designed by the
Basin Plan. The projest will alto participate o the Martis Valley
Commumty Plan Comprehensive  Water  Quality  Moniloring
Program and subsequent requirement of Martis Valley Comunonity
Plan Natwal Resources Implementatton Program 158, Stonm waler
hischarges and discharge of carth and materidds into the 100-year
floodplain (e, bridgs crossing structuresy shall be in compliance
with all current requirements of the Lahontan Regronad Water
Cuality Control Board (¢, Lahoman Begion Project Ouidelines
for Erasion Cootrol).

MM 4.7.4D

Storm drainage from projoct impervicas serfaces {including roads)
shall be collected amd  rouwted  through  specially  designed
catchbasiong, vaulls, Niltes, ele. for entrapment of sediment debiis
and ailsigreases {such as those water guality caniral {ealurcs
identificd in Draft £IR Table 3.7 and in the Stosm Wates Pollution
Prevention Pan prepared for Northstar Villige Phase - PSOMAS.
2002y, Maintenance of facilitics shall be provided by the project
applicant uotl the community is wnder Wthe control o & Home
Orwmers Aszoeianon of simalar entity, then 015 e dssociabion’s
oblipauen 10 prowvide facility mantenance.  This situation will
prevarl upless, apd until, a County Service Area s creared and sad
facalitics are accepted by the County (ar maintenance. Fusemenis
shall be created and offered for dedicaton to the County for
maittenanee and zecess woese {aclilies in anticipation of possible
County manlcmtice

Placer County Hepartnent of
Public Warks

{Desipn and lacation of
searm draingpe facilities
shalf be approved priar fo
upproval of improvesient
plans fur. Storm drainage
Sfucilities shall be shown on
tprovemen! plens and
consirueied concurrently
with developmaent shown on
improvemaond plans.

MM 4.7.5a

As part of the submittal of the final drainage report for edch phate

of the project, the report shall include the follovwang:

«  Any exposed wility crossings on rewdway bridpes or box
cilveris that span Wesl Mantis Creek and the West Fork of
West Martis Creek shall be pluced on the downstream side of
the culverthridge, shall mol vestrict the fow capacity of the
culvert wwl shall be placed i prodechive sleeves.  Any sewer

Placer County Departmenr af
Public Works, Placer Connty
Fload Contrel and Warer
Censervation Pisirict and
{ahentan RWICR.

Frior to approval of
fmprovanent plang

line crossings shull be placed in protective sleeves, Any sewer

_PEcer oty
July 2008
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line crossings shail be placed in stect casings o preclude e
possbiliy of damage 10 the sewer line or spill into the creek if
there s o leak

s For draipage structures seeving the Wese Fark of West Martis
Creek and Wesl Marls Creek and other deainage courses where
there may be potenoul for ciosion from tugh  velocy
floodwaters, ervaion protection and bank stulization measures
such ax rock slope pratection shall be unplemented (0 mantaim
the integnty of the siructures.

« Al potential serface waters of the State. and all waters of
the U5, meleding wetlands shall be avoided o the
project design, t the muximum extent practicatde. Al
proposed project features that would include impacts to
surlace warers of the Siate shall meet Lishontan BWQCEB
reguiremenis of the granl of an exemphion tor the
placement of fill in surface waters of the state as st forth
i the Basin Plan,

MM 4705k

The drainage report shall idemily measures (rock and/or grass lined
swales] (o ntercept offsile storm runaff on the upsiope side of
Luaildings and convey said nineti areued or bepween site buildings

Macer County Department of
P'ublic Works and Macer
Connary Flood Contrel and

Water Conservation [isirict.

Prior to apprecal of
improvement plans.

MM 4.8.1a

Prior 0 e approval of projec improvement pans for cach phase, o
final peoteshinical sulsurface wnvestigation report shall be prepared
for hat phase and submitied o the County  Fhie Onad investigation
shall mearpecate the following neasures, as necessary, as idenubhed
it the Preliminary Geotechaicat invesugation by Marvin Eo Davis
and Associaies (2002)),
The tindd geawchnica]l engineenng report shall address and mudke
recommendations on the following: 1) oad, pavemenl, and parking
areas; b} strectusal foundations, including refuning wall design; ¢)
grading practices; d) ernsionfwintenzation; o} special problems
discavered on site -.e., froundwater, expansiveiunstable soils, ercd,
and I} slape stability.
o The fimshed floar elevation of Wi structuree shall be at least 2
lec1 ahove cxasiny ground elevalions fur arcas thae are near the
100 yezr Boudplain.
» [0 order 10 prodect site resources: no gradiog sctivities of any
Lind iy take place with she 100-year floodplan of the site

Flacer Counry Prblic Works
fepariment and Placer
Conrnty Flanning
fleparmnent.

Prior ta approval of
impravement plans.

Northstar Highlunds [§
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drainage fealures exce s noted 10 project site design,

MM 4.8.1b | Prior to the approval af project improvement plans for each phase, a Flacer Cowenty fluilding Prior to approval nf

Buildii final geoechiucal subsurface investigation report shall e prepared Department. e ERtenl
uHEINg for that phase and submstted wthe County, The finel (nvestipation
shall incarporate the following measures, as welt as those identilied
in MM 4.8 la

»  Buolding foundations and concrete shihs-on-groude shadl nat hear
diractly on nateve cizy o fine-grain souls and shall be underlain
by structural fill, native coarse grain soils, or bed-ock. Asphalt
pavemenl drcas can bear direcily o such malerials as Jong as
such pavement ureas il only be subjected w bght atfic
fpadimg.

« AN structmes shall provide crawlspuce draiznags as well ag
maisture barriers under slabs where motsure sensitive floonng
will be mstalled,

& If strucedres. cancrete flatwork, pavermenl, obhbes o athwer
improvements are [0 be located 1o e vicinity of any of the tes
pits, the hackfill shall be removed amd tecompacted in
accordance with the reguirements cantained in the soils report.

»  All excavation areas shall be backfifled with structoral [l to
fuding erade or sub prade for slubs.  The width of wwer
excavalion shall extend laterally from the edpe of {footings or
vomgrere slabs at least one-half 1he depth of over excavation.
The apgrepale base secton below any concrets slab-on-grade
floors could he weluded 1 e recommended two-foot section.

v All sodl areas 1o receive structural (93] or structurad foading sheall
he densified w o rummum of 90 pereent relulive compaction.
The [inal serface shall ke smooth, frm and exhibit no signs of
deflection.

+  Matve granular soils and excavated bedoock are suitable for
strugtural fill provided particles are smalles thun B inches,

MM d.8.1c | The project appheant shill ensure that de consiructin conmacior is | Placer County Hulding and During groading and
responsible for seounng a source of trangporation and deposition ol | Public Works Oepaniments EXCavAlon aotivities.
excavared mnaterials Al eanh work shall be womiored Dy oa
grotechuical engincer tusked with the mespoasibality of providing
owersipht during all exeavalon, placement of (1], and disposal of
tisaterials removed from and deposited amthe subject and oier

Placer County
Judy 20058

Northstar Highilands 1T
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sites. Prnor o exporiimport of aoy siil w/fromm an oif-sue localion,
the applicant shall obtan a Grading Permt froan the Departroent of
Publiv Works.

MM 4.8.1d

The project applicuntconstruciion contractor shall ensure that
helore dispusa! of spoil, the surface of 1he disposal site 15 prepured
to receive the material. Geruhhing of the ground surface (0 remove
surfice vegetaion shall be performned. The arca shall be properly
keved mto hillside areas and modified w control dranage. As the
spatl is ransported 1o the site, 0 shal) be adequately moisturized
and compacted o the requicetnens of an oosile geatechnical
engineer. The praject applicani/construction contractor shall ensure
{he vee and implemantation of emporary BMEs o ensure erosion
control throughour this process and perroanent BMPs after the
enaincered fill s placed i s fioal docatnon,

Excavanon and grading of the project components could result m
soil erosion. To ensure that soibs do not digectly or oulirecily
discharge seiliments imto surfuce waters of West Martiy Creek as
resull of construchion activities, waler guatily proestiol medsures
shall he  implemended by lhe  project  applicanti/consinueion
conlractor during construction as discussed i Draft EIR Secoon
4.7, Hydrology and Wier Quality. The mitigation measures shakl
hie in accordance with Couaty MDepartment of Public Waocks Grading,
Ordinance  requitetnents and  Lahowtan BEWOCB  repulations
involving comrol of stormwater discharges under the Nigional
Pollutant Dnzcharge Chnenation System (NFDES) program. The
project s subyect w construchion-related alorm wdter  petiig
requirements of the Federsl Clean Water Acl National Pollulandt
Discharge Elmnation Syswem (NPDES) program,  Any required
peertets shall be abtaned through the Stae Regiotal Water Qualily
Contral Board or Loviromnental Protection Agency.

Placer Cownty Depariment of
Pulbsfic Warks,

During prading and
CXCLVILIN AOEILIEES

NIn 480

The progect apphcant shall prepare and subnut Imprevement Plans,
specifications and cost estirnates {per the reguirenents of Scction 1R
of the Lund Development Munual (LOM) that are in effect at the
e of submittal} so the Placer Coumy Departmen: of Fublic
Works for review and approval of gach prejent phase  Tie plang
shall shaw all conditions for the project as well s perinent
topographicat feaniras both on- and adjacent w the project, which
tnay ke affecied by planmed construcoon shall be shown on the

Flacer Caunty Depariment of
Fublic Werks,

Liyring gruding wmd
excavalinn activifies

plans. Al landscaping and amiganon facilities wathio e public

Northstar fhightunds If
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right-afoway {or public sssements), or in lndscaping wathin sight

distance areas atintersectians, shatl be ineluded in e lnprovemcn

Flans. The propect appheanc shall pay plan cleck and inspaction

fees, The cost of the above-nated tandscape and imigadon fwililics

shiall be inchaded in the esvimates vsed 1o dorermine tiese fees s

the project applicant’s responsitlity (o obtain the required agency

signatures on the plans and (o secure department appravals, I the

Design/Site Review nrocess andfor Desivn Rewview Comunitize

review s required us a condition of appraval for the project, suid

review  process  shall be  completed  poior to submaitlad of

Imprevemens Plans. Record drawings shall be prepared und signzd

by a Caleforoia Registered Cwll Eugineer al the progect applicant's

expense aiwd shal]l he submitied wothe Departnent of Pablic Works
prior tu scceptance by the County of sile Unprovements.

ADVISORY COMMENT: Conceptual landscape plans submitted

prior 1o prosece approval may ceguice modificarian during  the

hinprovement Pl process w resolve 1ssues of dranaze and naffic
safery.

ADVISORY COMMENT: Technical réview of the Final Map shall

not commence untii the Improvement Plans are approved by the

DPW. The applicant shydl provide five (3) copres of the apprisved

. Tentutuve Map and bwo {23 copies of the approved conditions with

the plan check appfication.

s« Staging Arcas: Stockpiling andfor vehicle staging areas shall
be wdenafied ou the Improvement Flans and located ax far as
practical from cxisnog dwellings and protecwed resources in the
area.

= Parkiog amd Cizculaton Areus: Al an-site padaeg and
circulation areus shall be 1mproved with a durable, wl-weather
surface capable of supparting anticipated vehicle loadings.

ADVISORY COMMENT: It i recomunended thy the pavement

structural section be designed in accordance with ecoommendations

of 4 soils/pavement analysis ane should not be Jess than 2™ AC over

47 Clasgs 2 AR, or the equivalent,

MM A81F | Thunng  grading operalions the projecl  applicantConsirucuon Macer County Building Before approval of grading
conlractor shall temporaily dewater sones of seepage acouming | DeparmentPloacer County oF bmprovement plans,

ftom fraclures, using a system of dhiches diteenng water tnilows to | Depariment of Pultic Works,
surnps where water ¢on be removed by pumips apd treated with

Placer Counly ' Northstar Highlands 11
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MM 4.8, kg FProposed grading, drainuge improvements, vegelation and tres | Placer Connty Department of Frior fo appeovel of
removal shadl he showno on the hoprovement Plans on each phass Public Works LB rovement plans
and all work shall confoim to provisions of the County Grading
Ordinance (Refl Article V5,48, furmerly Chapler 29, Placer County
Code) thar are jn etfeet at the tuoe of submittal,  Nao prading,
clewring, v tree distwrbance (except per current imber harvest plan}
shall oceur uon] the Loprovement Plans are approved and all
temporary coastruction fencing wround seasinve ureas has been
instadled and inspecied by the County. AN cutffill slopes shatl be
2.1 (hoaigamial: vemdcal) uiless a soils report supporis a sigeper
slape and Deparment of Public Works concurs with sand
reconmendation:.

The project gpphcaut shall revegete  all  chsturhed  ancas
Revzpetanan undartaken from April 1 o October 1 oshall oclude
fegular walering 1o ensure adequute prowth. A winterzation plan
glall be peavided with projeet Tmprovement Plans, 1L 1s the project
apphicant's  responsitality  to assure  proper mstalbanoen  and
martenance  of crosion controliwintenzation  dunong project
conmstruclion. Where soil stockmling or borraw areas are to remain
for more than one GOnSOUElOn sedson, prope; erosion control
measures  shall be applied as specifled o the Improvement
Plans/Grading Plans. Provids for erosion comrol where roadside
drainage 15 off of the pavement, 1o the sadsfaction of the
Departiment of Pobhic Works.

Submat 1 the Department of Pubhic Warks a letter of credit or cash
deposit in the amoant of 110 gercent of an approved enginess's
cstimate for wintenzation gl pamanent ciosion eontral work prior
0 Improvement Plan approval o guaranee protection against
eroswnt wind improper gradiog practices. . Upon the County's
avceptance of improvements, and salisfactory completion of a one-
year maintetance period, unused portions of said deposit shall be
refunded bt the project applicand er antharized agent.

Il at any tire dudng construciian, 4 fGeld weview by a Courty
personne] indicates 2 significant devietion dtean the proposed
grading shown on the Improverment Plans, speciiically with tegasd
1o slope heiphis, sope ranos, eosion cont, winkerzzlion, lree
disturbance, andior pad elevations and conligurations, the plans
shall be reviewed by the Desien Review Committee/ Bepanment af

Narthstar Highfands If Flacer Couwmty
Fingt Envirenmental Impace Report July 2008
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Public Works for a detenmination of substantal conformance 1o the
project wpprovals prior to any further wark proceeding. Failure of
the Design Review Commattee/ Departtient off Public Warks 1o
make a determination of subsiantial confomance may serve us
grovends fur the revogation/modhfication of the project approval by
the appropnate hearing hody.

MM 4.5.1h
Buitding

If blasting 15 required ot the mstallation of site improvements, the
developer will comply wille applicable Counly Ordinances that
relake o Masting and use anly Srate licensed contractors (@ conduct
these operalions.

Mucer Conniy Building
DeparimentiPlacer County
Public Worky Department

Priar to approved of
imprrerventent plaets

MM 48,10

Pram to environmental detervunation for new development -within
the Highlands Prograt area, provide a prgect-level geotechocal
report of the seil tmpaots associatcad with the new developiment
praposed.  The project level geotechnica report analysis shall
include additenal site-specific mitigations based an the proposed
specific wnprovements o e sansfacton of the Departinent al
Public Works ond, if necezsary, update the Program Level analysis
LI M IR Ures.

Placer County Public Waorks
Leprartment.

firivr o environmentul
determinalion for
subreguent phoases

June 2046

MPBM 4.5.1f

Mew development within the Program area shall prepare and sehenit
tp the Departiment of Public Works o grading and ciosion control
plan prepared by a Califmia Registered Civil Engmcct priot
environmental determination, The plans shall he consistent witly the
Placer Couaty Gradmg Ordinance and the nuligalon measuecs
pertaimog o grading and erosion control und shall nelude e siw-
speciilc grading propoesed for e new development.

Plucer County Pubilic Werky
Deperiment

Frior teenvircrnmenie!
determination for
Subsequent pllases

June 2{HIG

MM 483

Wuter gualiy teeavment faciliees (BMPs) tor new development
withee the proyect rea shall be desipned aceording 1o the Califormia
Stormwater Quality Asspcialion Stormwater Best Management
Practice  Handbooks  for  Construction  and for New
DevelopmentRedevelopment (nr atbwer similar source as approved
by the Depariment of Public Works.)

Macer Cewnty Pubdic Works
Deparimeny

riar to approval af
intprovesment plaey

MM 43.2a

Prier (o approval of improvement plans, e project applicant shall
have ic existing wetland delineations verificd by the USACE w
confirm the exacl boundaries of jurssdutional features witkun the
proqect.study aren. The progect applicant shall redesigndrefine the
project W avoed andfor mennnkee all inyxacts on Riparian vepelation
and junsdicoonal Waners of the Unied Siates, mgduding wetluds.

Placer Courdy Mlaening
Department, Placer County
Depuriment of Pubilic Works,
ELSACE, UG and
ferhortan KWOOTR

Prior foapproval of
improventen! plans.

Placer Coundy
July 2008

U
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Ditto for
M 4920
and 4.92.¢

and Waters o the State 10 the maxunum exlent praclcable.
Ii, based on the verificd delieanon, w48 determined that fill of
Waters of the U5, tncluding wetlands. would resull lrom project
enplementation, swhonzation or such fill shabl be secuted from
USACE wia the Sechion 44 permutting process prne (o pryject
implementation :

As part of the Secoon 404 permating process, a concepuual
wetlands mitigalion plan shall be developed by a qualified weiland
hiologist. The avrcage of Waters of the U5, including wetlands
amd miparian habitat that would be remuved shall be replaced or
restoreddenhanced on 4 "no pet-loss” of function and value in
aceondance with USACE and CDFG regulations and Placer County
General Plan provisions.  The mauganon plan shall quantfy Lhe
ik juessdictional acreage lost or inditectly affected, describe
creation/replacement raues lor acres filled, annual success criteria,
potendial  nuligation  &ites. and  monaoong  and  mamiensnce
requirements. The apphcant shall ensare thal oo less than 1.2 acre
of wetlands shall be created for each acre loss and no less thun 1.2
seres of other Waters of the TS, will be testored for exch acre losl
of depraded. The applicant shall also enswre thal for each crealed
and or restored watars, the waters will be aclueve no less than 0%
functional succesy for at least three cousceutive yuurs dunng the
monitorg period Tor the mitigation to be considered complete,
The plan shall be prepared by a qualified welland brodegisd pursuant
o, and through consultation with, USACE  Lmplemearwion of the
plan would creare or restorefeniance juriscicrional Waters af the
L5, including wetlamnds to commpensate for the less of junisdictional
Waters of the U5, including wetlands and oparian habiat,

If a Section 404 permut 15 required from the USACE, 2 Section 401
permil would be required from the Lahontan BWOQCE.  1F 0 s
determined by & gualificd welland  biologist and  theough
consuliation with Labantan RWOQOB rhar feaures that guidity as
Waters of the State will be atfected, the applicant would be required
15 obtan authorizaton from Lahontan RWQCB (o fillfdisturt these
features pride (o project implementation.

MM 4.9.2h

A 1602 Streambed Aheraion agrecment for removal ol oor
disturbance o nparian habitat and Waters of the U8 (1e, stream,
lake, ur nver) shall be required from CDIEG prior 10 approval of

imprpvement plans.

Flacer Cownly Planning
Prepartment, Placer Counry

Lepariment af Pubilic Works,

and CDFG

Priar to approved of
imtpravement plans far
Phoge T and sacl
snebreguent phase,

2
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MM 4.9.2¢ In additton to the requirernents of the mitigation plan referenced Placer Cowundy Flunning Frior to approval of
under MM 4.2 24, the appheant shall prepate and inplement o | Departmrend, Macer County improvement plaay for
nparian vegelalion migalwn ind monionng plan for disturbed | Deparement of Public Works, Fheve Dand euch
Apartan vegetation that does not fall wethun e DSACE jucisdiction. and COF, subsergquent phaye,
The plan shall inclode: (a) onsne andfor offsite Iocation(s) for
replacetnent shoubs and trees, based on a yeplacetnery ratio of |.2-
inch stemt/trunk diagmater replacement for every ineh diameter of
stemvtrunk affected; (b) protection measures for replacement sluubs
andd wees that shall ensire that 80 percent of replacermean planiogs
wre alive and wigorous 3 years lollowing site revegetution, ()
monitoring measuresd incleding cansirochon moRlanng 1o ensure
disturbance 35 minimired and  repluceinent monitonmg tor a
sttt of 3 years hy o quiained restoration ecologist, arborise or
biolagest, {d) veplacement plamings for any lost shrubs or trees
below an B0% sutvival rate dunng the momitoring perod, and an
addiional momtarnng peood of 3 vears by a gualified restaration
ecologist, arborist or biologist fallowing this subsequent repluniing;
and (0 identification of shrubsfrees that will he pruned at the
comptetion of construction to enhance re-growth W pre-construclion
conditions (theose shrubsftrees will not require replacement unless
the 3 year monitoring under (c) determines that these shruhs/itces
are not growing hack o pre-disturbance conditons). The plan shall
be suberutted s an element of the 163 Streambed Alleration
Agreainenl for removal of or disturbance to niparian habitat and
Waters of the U e, stream, lake, or river) as reguired from
G prge to project mplementation, The long-terns elfect of this
itigation shall ensure a no-pel less of nparian hubitar diee 1o The
PryjCCt.

MM 4,03 Crior o approval of improverncnl plans for argas mol previoshy flacer Caunty Plareing Frior to improvenent plan
surveygd far special-slutus plaat species durmg the bloonung | Deparemend, Plucer County approval for Phoase 2

pencd, including, Parcel 1b, ski-tofski-from sceess i Parcel [ | Repariment of Pablic Works, Profect compments

Highland Drive, Sawonll Heighs emploves housing Parcel, futore LISFWS, and CLEFG
emplovee housing Parcels, Sawmill Flat Drive, and Sawnitl
Heiphts water 1ank ate, iotercept ot site, Parzel 2, and Highlands
Brive, a qualified botunist accepable 1w the County shall condut
presencefabsence surveys for special-stulus plams in the area Juring
the appropriate bloomng/idenufication period. I idividuals ar
papulations of special-status plants are found, they shall be avaided
L the greatest extent practicable during Wll project phases (desipn,
construciion, operation). For each phase of Highlands, the project

Placer Cownty - Northstar Hi'galund.s' i
~ Fuly 2008 Final Frviranmentet fmpact Report
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apphcant shall submut the  special status plund survey report, an
explanation of how speaial status plants have been avanded o the
greatest extent. feasible and a detwiled mitigation plan for plant
populations that cannot be avaided, to the Counry. The mikigation
plan shadl be reviewed and approved by the Couny and CDFG
before issuance of bailding permuts for Phase 1 and each subsegoen
phase.

Lf the particular plant species bas any federal status, the USFWS
shall alsp review and approve the mibgation plan. Mraganan waidl
be developed specihc to the requirements of affected plant species
and the form of ampact and may include lransplanting mdividuals of
the affected species, collecting seed and creanng populations
elsewliere, conmnbuling 1o the pralecton and enhancement of other
known populations, or ather methods based on the ecology and
conservanon needs of the species and s specific conditons w
enxure that a viable plant population will sucvive. Mhogation lunds
containing any relocatedfereated special-status plant popularions
shall be permanently designaed as open space.

NGOTE. Approximarely 98 percent of the Phase | and future project
areas have been surveyed dunog 2000-2004.

MM 4.9.5

Tor the ¢xtent thar o is feasible, the project applicant shatl avaid
removing vegetatiom duning the pesting season (Mucch 1at through
Semember 1st).

17 wepetmion that could seppon nesting binds will be reneved
dguring the nesting season, the project applicast shall tetain 2
gualitied biotngist approved by the County to conduct focused
preconslruction surveys for active nest siles of special-status bords,
rapiors, wul migratory bieds, These surveys shall be conducted
within 30 days of the onsct of cach consiroetion phase metaed
duning the nesting sexson.

For special-status birds and raptors, surveys shall be conducted
wilhitn 500 fest of uclive construction arcas. If an acnve special-
status bird of raptor nest is located during the preconsirucicen
surveys, lhe County, CDIG, andior USFWS shall bhe notified, as
approprate. Conviruetion shafl be delayed willim 2 minbmum of
500 feet for ar a distance directed by Ui uppropriate cegulatory
dgency) of the nest wr aveid disturbance untib the nest 15 no langer
aciive, The SO0-foof buffer way be reduced through conseltaben

Placer Clownry Planning
Departmony, Placer Conney
Depariment of Public Works,
wrted COFG

Prigr to {ssuance af
building permus and during
and imatedisiely after
covtslruction acliviries.

Northstar fltghilands If

o
<&

Final Enviremmeental Impoaci Repore
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witly Wie Cowoty anddor the appropriate agency.

For migridary hirds, the survey area shall be limited o the arcas
wherg vegetation removal could lead w direct desimction of active
mests, [P an active migratory bird nest s located dunng the
pregonsiection survey, the County shuadl be nonded. Meagtres (o
redace nnpacts, o the extent feasihle, such as avinding the nest
until it b5 no longer active, shall be develaped and implemented by a
qualified haologist.

MM 4.9.2)

The applicanmt shall financially participuste moan Open Space
Preservation Program {or die purpose of acquinng and managing
prapenties within the Manis Valley envicums of Placer Couny.
Financat parucipanen shall be hised on tbe proposed project’s
armemunt af acreupe that 15 converted from natural open space to
other uses and the asppraised value of pennanently prolecting a
compurable amount of lund. A final detertoinavon will be made at
e ume of improvement plan approvat. The applcant ooy
dedicate suitable land in-liew of u tinancial contnbution sukect o
approval and aceeptange of those [ands and wny casemens or
restniciions prapnsed by Flacer County. In oider to delermine the
proporiionate. fuir share financial obligation of this project. the
applicant shall fund the preparatton of a curfent {within six menths)
property apgaisal. The apprasal shall be conducied by a gualified,
and Cournty approved, apprarser of lands (o be converled or Lands
that would be suitable for permanent pratection as open spave (4s
detertnomed by Placer County). The County wall then revigw the
wppruisal and other avaibuble dara, aod derive a cost figure o be
applicable w thas project. The ntant (s to wTive at @ Agure tha is
based upon an gppracsal of compatable fands i teems of access,
slope, upen space yalue, and other propenly fauweres The project
applicant shalt pay the requred fec, wpon approval of the
[rpregvement Plans fot cach phiase ot the praject.

In recognition of the uncertamty and changing nawre of hd values
antl i ordar w establish a cap on the fancial obligution of this
projuct, that ohligution shall be capped at a oot te exceed figure of
35000 per residential v and $5000 per acre of Impervious surfuce
gregted fur roadways, parking areas, mauntenance buildings, and
other improvements il m gonaccnon with the non-residential
uses of the property.

Ar an alterpative fo panicipstng in the open $pace guguisition and

Placer Connty Planning

DepartnentsCaliforia’

Bepuriment of Fish and
Cret,

Fevs shall be paid upin
approval of improvement
plans. if the applican opes
{r dovelop a progrant fo
mitigate the foss of open
spuce and habitad, the Open
Spave and Flubitar
Manag ement and
Monioring Plan sheail ke
seheniitted o Placer County
for review and apprivel
prior i approviel of
imprrovement plaas,

Placer Couniy
Ay July 2008

S,

29

Nortfistar Hiphlands H

Final Envirunmentaf Impact KHepor!



FINAL MITiGATION MONITORING AND REPORTING PROGRAM

: 'Prrupnr;'e{ia

. Mitigation” -

n

e
W .

U Sumimary of Measure. . o0

ohiloring Respo

Vesification
 {Bate and
A I_|l1itiai:s}'._

atgnagement funding mechanism set forth m mitigation meusure,
the applicant may clect insteud 1w propose an Open Space and
Hatutar Management and Meowitoring Plan that provedes at least dswe
same land dedication andfor funding of open space preservation
activities, Such an altemative program shall include dedication of
land or payment of funds e the Placer Legacy program or such
other entity as may, from ume o Ume, be designated by the Placer
County Board of Supervisors to receive, allocale andfor maoage
soch funds

MM 4.10.2

An inadvenent-discovery plan shall be prepared befure cunsinwetion
bepins and shall establish a sel of protocols to identily, evaluate,
il protect predustoric andror lustone  resources  acopdentally
diseovered duning any project-related acuivites. This plan shall
melude the requirements that consliuction activities be haled and
that the County be notified regarding the discovery. A gualified
archaenlopist approved by the County shall be contracted
determine whether the resoorce i sigmbcant and o detgrmine
appraprale rmugation.  Any artifacts uncovered shall be recorded
and removed ko @ location 1o be detenmined by he archucologist. 1f
haman remais are discovered. al work must stop in the innnediate
vicmily of the nd, and the County Curoner nwst be nwbfled,
according o Section 750,53 of Califorma's Health and Salery Code.
If the remains are determined o be Malive American, the coroner
will notify the MNative American Heritage Commission, gnd the
procedures outlined in CEQA Scotion 13064.5(dy wnd £ shall be
followed. The cequirements of the inadvertent-discovery plan shall
e nuted on all constaction plans,

Flacer County Planging
Dreparimaent,

As o condition of profect
approval, and implemented
dLring ComStrtegiion
deliviiles,

i
4.11.1.1a

The project applicant shall nwiniain emergency access o CDE and
NMELD speciitcations during all phases of construction.

Morthstar Fire District and
COF

Dugring consirpciion,

MM
4.11.1.1d

The proposed buildings shall be required 1w meet 1he [ollowing,
reguirgmerts established by slale ad local laws and regulatdans, as
well a5 messures required by the NCSTD:

+  Crergency vehicle access to rear of occupied structures shall
he reyuired. Standards shall be set by the NED.

+  An approved constmclion site safery and sceess plan shall be
requied.

= A fuel reduction zooe shatl be provided and maintuned as

Morthstar Communtty
Services fdurict

freicer to final pocupancy
permii,

specified By the NCSTY that includes a1l lands within 300 feet of

Norihster Hightands 1

N

Final Envirenmental Impact Repari
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residential or commercial parcels.
s Automatic external defiballarors shal! be puovided. Siraegic
tocatns shall be detenmined hy the NFD.

MM 41152

tH

The peoject apphicant shalt peovide a “wilt serve” letter verifying
avatlability of sewer service to the fulure emplovec housing siles as
pact af the subsequent enviomnental review of the fotwe cmployee
hoesing sites.

Mlacer County Planning
Deporiment, NCORD, TSE.

Priar to improvement plan
approval for the 32-unit
engployes iowsing rile.

MM 4.135.2

In additon 1o the requircmems of mitigation measures M 4,133
througl 1y, the project apphicant shall provide the Coumey with
project design pluans fn each compotient of future phases showing
the use of sethacks, bermus, landscapatg, and other serecning
methods that will sereen stinuctares and praded arcas copsistent wilh
County's visual resource policies and ensure that prujeel feateres da
not dominate views fram 1-80, SR 267, Northsiar Drive and
Schaffer Ml Road, AU a mininutn, the project desigt plany shall
demonstraic the fellowing:

*  Project components de aal albouette against the sky abowe the
ridgelines or hilltops.

+  Boof lines and verocal architeciueal featnres blend and do oot
chetract from the natural background.

+  Project components Tt the ratural terrain.

s Project componcads use buiiling materials, colors, and wexwres
that blend with the natural landscape.

+  Project componenis visible from 1-80. SR 267, Northstar Drive
and Schaffer Mil! Roged are designed 1o use naaral landlorms
and vegeration for scresning struclures and access roads.

o Tree removal i Kept o the mbmnuen level feasible w areas
where there s no intervening opography @ shicld project
contponents from vigw from the valley Moo, and public roads,

A landscaping buffer, o consist primarily of trees native to the area

of mlequate height and density to soTeen project components from

public  views, is provided for areas adjucent open space,
undeveloped lunds, SR 267, or public roads.  Specifically, this
serecng will he provided along she southern and  castern
boundaries of the waler tank, mercept ol and the employes parkinge

Flacer County Mlanning
Lrepariment,

FPrior to approval of
improventent plany

Placer C'puniy

Sy Jeely 2008

31

Northsiar Bighlands 1}
Fenal Environmendal npact Report



FINAL MITIGATION MONITORING AND REPORTING PROGRAM

 Mitigation -

- Iropaded:

.

“ Summary of Measure

L3

e . S e BT

0t et

* Monitoring K

faee,

© Timing

~Werification

{Date and
Initials) -

site tran views fiom northbourd SKO267 and 2lang the northern

houndary of the Sawimll HeghrsiFuwre Broploves Housing sile
from vigws fram Narthster Dnve. These landscape bulfers shall be
mamlaitied 0 perpetuily.

MM 4.13.3a

Dimreinane bulding materials shall reflect regional vernacubar
Iraditions und may nclede stone, weathered or panted metal, cust
witegral color concrete, cement plaster stucea, or winnl. These
materials  shall wet produce glare and  shall be colored w
connplement and blend in with the naturat surroundings. Generally
colors will be one o two shades darker than the nawecal
enviromnment and will take ok accaunt the dificrent seasons during
the year.  The projecl applicant shall incorporale sustainable
developmeni measures toto the design of all site improvemenis,
buildings. and construction echniques W menimize visual impacts
v the sarrounding environmenl.

Macer County Planning
Lepartment

Prinr tr approval of
enprrovement plas andior
Fuilding permits.

MM 41331

The project applicant shadl prepare and provide to the Counly
design plans of constrection slaging areas for revaew and appecvat
showing the wse of herms and tandscaping andfor eiher scieenisg
mcthods. The project applicant shall tmptement e desten plan
bafare wsing constructitn steping ureas. These design plans shall
melude staging areas (o be placed in previowsly distushed arcas, or
placed in areas that would have minunal impact W wopography amnd
vegetation; and @ Revepetation Control Plan shall be developed and
inplemented o eosure thue all destuchad areas shall be restored o
pre-project conditions. MNalive seeds shall be used where applicable.
Measure 413z in Appendix 3.0 of the Draft EIR addresses the
revegelation plan o more detal

Plucer County Flanging
Depariment und Departmony
of Public Waorks.

Pricr i approval of
Emprovertent

MM 4.11.3c

In general, the praject site shall be designed Fo minimize cues atul
fills. Cffects froin grading on lillzides shall be minimized through
the retention of the nutoral shape of the hullside as much as possible.
For areas that would be cul. the topography shall be rounded or
warped (o make (he wopography appear naterad. Tlos would be
completed by laying o grid of stakes zlong the slepes, cutlmyg or
filling at the stakes, and blending between the siakes w0 re.create
aaral-looking conours.  This would enable the slopes o be
revegelated, while allowing for erosion control measures and
stormwater conveyince. Temnporary trrigation shall he used along
the revegetated slopes until the vegetalion 15 established, This
approsich o prading will winnaize distusbunce and visual impacts

Placer County Planning
Departant and Deparinent

of Public Warks,

Prior o approval of
improvement pluns

Northstar Highlynds 17
Final Envirenmental Impact Report
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tor the extent passible.

M3 4.13.3d | Each phise of the lhighlands shall be requised &0 prepare und Flucer Cownty Planning Frior to approval of
cormply with 2 Tree Protection, Betention, and Replacerient Plan. Deparirent. Ieiprgventent plans
At a numnwm, the plan shall include the following:

1} Crraphically represents the trees over 6" diameter at hreast
hieight {dbh) 1o be removed,

2] Graphically represents the existing frees to remaiee in
place;

3] A replenting scheme, including Master Planting Plans,
that idennfies the plant list, quantity and dbh {in inches)
replacement numbers, and # graphic depreting the location and
projected coverage of the plants.” The project appheant shall hire &
revepgetaion consultant  (Indermational Society of  Arbaricoliure
[ISA] Certifiet Arbonst) (o develop the proper seed mix of all
natives suituhle o the project area, shrubs, and wrees 10 wse m
reptanting and appropriate tiansplantaton methods. The replanting
scheme shali reguire an 0.5 ioch Jdbh repfacement for cach one inch
dbh remeved, onless addnional seplanting s required by a Tonber
Permmt. The replannng plan shali provide Gor the an-going care and
mantenance of the replunted trees, and shall reqpure replacement of
trees that do nat survive after the initial three-year peried, A
Replacement wees shall be the native species of trees jeimoved and
all replucement wees must histed i the Fahwe Reginnal Planning
Apcney Nauve Plamt List. Eeplacement wrecs shall he replanted on-
stie, prinanly inoaress that buffer project compomets frome public
views Or arcas that hufler other develapment in Nonhstar from
public views, Trees and slrubs shall be planted in 2 natural fashion
and not in rows. Linear patiems shiall be avoided,  Off-site
replanung shall be atlowed to the sabsfaction of the Planmog
Department. Replanting shall not he reguired for trees remeoved as
aresult of wildfire andfor fuels managemest reguirenents.

4 Replanting o oceur in conjunchion with development of
the site and schedules replanting such that trecs removed moany
phaze of cosstrucnon are replaced prior to milaton of the next
phase.

5 lmuncdiate re-vegetation of il areas with appropriste
vegeration o re-greite et extsiing vegelalive charactenstecs.

G} Tree buffer areus shall reguire retentinn of existing trees

Placer County Northstar Highlands {f
0 July 2008 . Final Frviropmeniad fmpoct Beport
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and addiionad plunnng of trees and shrubs resolong o an opague
sereen, with the exceplion of npressfegress points. during atl
seasoms of the year of views of the intercept lon, employee hausing
sites. employee parking, aond the water tunk. In addition, ivce Luffer
arcus wre required ko screen project features from vicws ulong 5B
267, Northstar Dove, snd imom other vamage poants, The tree
buffer areas replanting scheme shall descobe the average maie
hewght and density of foliaze of the species for trees 0 be planted
and the height and density of existing vegetation.  These tree bufler
arcus shall consrst of larpe cverpreens (Le., Jeffrey and Lodgepale)
that are stageer planted with branches ar or pear the ground level,
unless branches are sequired w be wanmed per fuel reduction zone
reguircments.

7] Trees that are selected to be removed and Lransported as
part of the retention plan shali be placed i the huffer areas.

Existing eee transplanting shall consist of removing exisling frees
and shrahs in areas propoesed for developnetyt to the greutest exrent
feasible for transplanting to intercept lal landscape arcas, imcluding
and nal lirtited ro Jetfrey pine {Pinus jefiteyr) and ponderosa pine
(Pmes ponderosa) seedlings, saplings, wnd smaller sive treps (less
than or cqual to [0 leer wll) thw are semoved for project

parking lot constnuctivn waork, including but not lumted to grading
and paving, stored properly fur the loast amount of time feasible,
and imaediately mstlled at the time of parking lot landscape
installanion. The rees shiall he trensplanted i the early spring
before the scason’s new growth, All work shall be perfurnied by o
Contractor familiar with whoreulure, horticulture, and indosiey
methods and standards for ransplanting tiees.

Al all thines, ISA and American Nunonal Standards Instioete (ANSI
standard cligeing and rangplanting techniques shall be used 10
crsure proper kandling and successful transplanung of trees, The
contractar shall wse 2 professiona! ree mover thae has exhilated
knowledge, success, and @ sunimum of 5 years of experience in
tnnsplanting nanve plants.

The professional tree contractor shall ake all sfeps necessary (o
prokect the heath end viabihty of the plant hefore and dunng
transplai operations.  These sacasures shatl include, bul are ol
fimdied 10, mandawory watening fmoltiple applical.ons as regquered ho

implemeniation. Transplznts shail be excavated before the stan af
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maintain g moist reatbdl); protecuon mom sunhght, sunbaem, wiod,
aned desicemion; and prtection from demage due to constriction
CHIC AN,

The source of nansplants shall be those trees selecled as ransplants
in the field, baged ao therr species. size. beallth, andd conditiens. The
trecs shall be transplanted 1o he epproved locations within ihe
praject site. All pruming shall be performed under the diection of
an [SA-cerlified arborist.

Trees over six (63 leel in height shall be excavaed using a tree
spade for replanting immediascly an the praject site, Trees nust be
accessible by & large ruck with noodnlerference {rom fences.
sidewalks, buildings or above-groumd uvitlicy hines. The wee shall
only be moved by the roothall. The soil arcund the roal ball st
remaint unbraken. The root system shall be retained when removing
the tree fram the groend. Exposed roots shall he protectad with
musist buelap, Boot exposure o wind and sun shall be mimimmzed to
the greatest catemt feasible. “The rooball shal]l he kepr moist
{throughout the entive ransplanting opecalion), wrapped o burlap,
and secured with vare, The budap shall be dampencd wath water,
as necessary, W keep the rooball wet. A hele shall be excavated at
the appraved locuton o receive the ransplanied plant @ twice The
digmeter and o cqual depth of (e existing root ball of sad plant.
The soil within the planting hele shall be moist before planting the
wvansplant. Burlap thall be removed and the wansplant shatl be
planted in the planting hole; the hole backflled with excavated
material o the found lines o pades,

Amended 1op soil can he added around the vents helore hackfilling
the hole, '

The back{ilt soil shall ba compacteel sethcicmtly so that setllement
dags not occur. The area immedialely surrounding 1he transplanted
plant shall be saturated with water, IF delermuned w be inedequate,
additional watering and inigarien frequency shall be incrcased as
directed hy 3o 154A-certified arborist. Pine needle muteh shall be
speead aver (he transplant area to i 3-inch depth.

Trees shall be firmily staked and ted witdh heavy wire that is covered
with protective tubber. The wire should not be toe tight around the
trunk b case girdling of the teee Stake supposts shall be lefi in
place for 1-2 seasans and chucked tegularly by an 15A-cerifed
athorist or bndscune architet to ensure they are not resiricling

Placer County
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Initialsy,. .

gfr:wth or gredling the 1unk.

Durtng the comract period befere the star of e mainenance
pericd, the professional tree contractar and 15A-certified arhaorist
shull nspect the transplanted trees o determine 0 additianzl
watering is necessary. Transplants shall be walered as necessary to
mantam health and vipor of each pluat far the entite first growing
sewson. At no tiwe shall fertilivers be osed.

The praject applicant shall submt to the County a secunty deposit
to emsure that tw Tree Protectinn, Retenlian, ynd Replacement Plan
ts Tulfilled

MM 4.13.2¢

Afer the Tree Prslection, Retentwn, and Replacement Plan huy
bean completed for each phase, the rees w be retaned shull be
noted on o site plan sechied as part of the appheanon for the
fuiure phase.  The site plan shubl show the trees w be rerained
{includmp the mechanism w ensere relention of thise 2reas such as
easements, deed reslnctions or otier appropriate meidhods) and shall
also show building heighits of the proposed structures. These plas
shall alse show the visibility apocipared of all facdibes, soch as
parking lots ALl buildisg heighis shall be designed to ba below the
tree tine of the relained tregs. The intent is that oo emire buitdings
will be seen aver the wp of the pruoary tree sight ling.

Renderings, such as cross sections or visual sinmulutions, showing
the proposed bult covicamment shall be wecleded along with
landscaping plans and archelzclural tendenogs that show  the
retamegdl rees and any trees and shirebs proposed dor planbing.
These glans shall extubilt that buiklings and” facihies shall be
stuelded fram pubhc views, throwgh either retendion of exisung
trees ar plankiing of a visual buftur.

Placer County Plunning
{epariment.

Priar o approval of
improventent plams

MM 4,133

All remdential projects proposed  within ehe MNorthstar  resoint
community, including the propesed  Highlasds  progear,  shall
implement the MY CP Northstior-ot-Tahoe Desipn Guidelings.

Flacer Connty Planning
fepartment.

Priar te approval of
impraventent plany

MH 4.13.3h
Planning

The project applicant shall retan 2z gualified resource specialist (o
cotduct & site visit annually for three years to determane if
addilional landscaping would he required to adeguaely sereen
praject components from SR 267, Northsti eive, 01 other vantage
points. At tdsa tme, i additional plantings are reguired, then the
provest  wpplicant andfor  conteactor shall  provide  additional

Paeer Cownry Munning
flepariment.

Anmpally  for three vears
after complation of each
Hrase of {Highlandy
reguiring a Tree Protoction,
Ketenrion, and  Replonting
Flan.

Northstar Fighionds 11
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landscaping for visnal screening as direcied by the Counly.

MM 4.13.5a | The project appheart shalt prepare and implement a lighting plan, Placer County Manning - | Hefore and during
Outdaar light fixwres for paking aseas, buildmgs, pedestnan aseas, frepariment consiriction aofivittes and
and roadways shall be, shiclded, andsor directed down o prescrve included  in improvement
the pight sky and away from residennal areas to mimmize light and plans

glare elivcrs on adjacent residences. Exterior lighting of areus
adjacent to the commercid und residennal buildings shall be limed
wr publiv safety and security purposes. Lighbg fixtures shall be
insalled and stuclded in such @ manner that oo light rays are
cmitted from the fixture at angles above the horizontal plane.
Timers shall be implememed on lighting fxweres ar night near
buitdings, where applicable, to avoid continual lighring of surfaces,
Lighting plans shall be provided to the County as part of facility
improvement plans and  shall metode 3 degailed  photometnic
aalysis demonstrating that the ileiination of adjacent residesuial
structures ancdfor propertics will not exceed 1.0-toot candics and
that light rays will not be emitted from the fistures ot angles above
the horivowal planc.

Placer County - Northstar Highilandy 11
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