RESOLUTION NO. 21-152

OF THE BOARD OF SUPERVISORS OF THE COUNTY OF NEVADA

A RESOLUTION APPROVING A PETITION FOR EXCEPTIONS
(PFX19-0003) AND A MANAGEMENT PLAN (MGT20-0001y AND
A TENTATIVE FINAL MAP (TFM19-0008) AND A
CONDITIONAL USE PERMIT (CUP19-0010) TO ESTABLISH A
COMPREHENSIVE MASTER PLAN FOR THE PROJECT SITE,
FOR THE 215-ACRE MODIFIED RINCON DEL RIO
CONTINUING CARE RETIREMENT COMMUNITY PROJECT
LOCATED % MILE EAST OF HIGHWAY 49, AT THE TERMINUS
OF RINCON WAY / HIDDEN RANCH ROAD ON FOUR PARCELS
KNOWN AS ASSESSOR’S PARCEL NUMBERS 057-130-013; 057-
240-017; 057-240-018; 057-240-019; 10412, 10420 RINCON WAY
AND 24885 CONNIE COURT, WITHIN UNINCORPORATED
SOUTHERN NEVADA COUNTY

WHEREAS, on April 9, 2013, the Nevada County Board of Supervisors approved the
Rincon del Rio Continuing Care Retirement Community Project (“Approved Project”), including
certifying the Rincon del Rio Final Environmental impact Report (EIR10-001, State Clearing
Housing No. 2011052030) as adequate and complete; and

WHEREAS, on April 9, 2013, pursuant to Resolution No. 13-123 the Nevada County
Board of Supervisors adopted the Mitigation and Monitoring and Reporting Program for the
Rincon Del Rio Continuing Care Retirement Community Project; and

WHEREAS, Young Enterprises, LP., (“Applicant™) has requested modifications to the
Approved Project to allow for revision and relocation of some of the previously approved Rincon
del Rio Continuing Care Retirement Community campus uses and to allow for individual fee title
ownership of the proposed independent living single-family residential attached and detached
housing units that would be located within the project site: and

WHEREAS, the County has prepared an environmental analysis of the proposed
modifications to the Approved Project and it was concluded that an Addendum to the certified
Final Rincon del Rio Environmental Impact Report (EIS19-0010) was appropriate pursuant to
California Environmental Quality Act Section 21166 and Guidelines Sections 15162, 15163 and
15164 and circulated it for a 45-day public comment period from December 8, 2020 to January
21,2021 to selicit comments from agencies and the public; and

WHEREAS, on March 25, 2021, the Nevada County Planning Commission held a duly
noticed Public Hearing on the proposed Petition for Exceptions (PFX19-0003) and a Management
PJan (MGT20-0001) and a Tentative Final Map (TFM19-0008) and a Conditional Use Permit
(CUP19-0010) (collectively “Proposed Project Entitlements™), and also the Nevada County
Planning Commission reviewed the proposed Addendum to the Certified Final Rincon del Rio
Environmental Impact Report (EIS19-0010), together with all comments received during the
public review period and recommended approval by a 5-0 vote of these same Proposed Project
Entitlements to the Board of Supervisors; and



WHEREAS, the Nevada County Board of Supervisors on May 11, 2021, held a duly
noticed public hearing on the Proposed Project Entitlements to consider the recommendations of
the Nevada County Planning Commission, staffs’ report and all supporting studies and
documents, including written and oral testimony, related to the proposed Addendum to the
Certified Final Rincon del Rio Environmental Impact Report and to the Proposed Project
Entitlements; and

WHEREAS, a separate Resolution of the Nevada County Board of Supervisors approved
the Project’s Addendum to the Certified Final Rincon del Rio Environmental Impact Report
(EIS19-0010) and Mitigation and Monitoring and Reporting Program, and a separate Ordinance
of the Nevada County Board of Supervisors adopting a project specific Second Amendment to the
approved Development Agreement (MIS20-0001); and

WHEREAS, after reviewing and considering the Proposed Project Entitlements, the
Nevada County Planning Commission recommended that the Nevada County Board of
Supervisors adopt the proposed Resolution to conditionally approve the Petition for Exceptions
(PFX19-0003), pursuant to Nevada County Land Use and Development Code, Sections L-IV 2.4
and 2.6 and L-XVII 3.12, and California Government Code Section 66474; and

WHEREAS, after reviewing and considering the Proposed Project Entitlements, the
Nevada County Planning Commission recommended that the Nevada County Board of
Supervisors adopt the proposed Resolution to conditionally approve the Management Plan
( GT".ZO(—l()OOl), pursuant to Nevada County Land Use and Development Code, Section L-II
4.3.3;an

WHEREAS, after reviewing and considering the Proposed Project Entitlements, the
Nevada County Planning Commission recommended that the Nevada County Board of
Supervisors adopt the proposed Resolution to conditionally apg)rove the Tentative Final Ma
(TFM19-0008) to subé)ividc the project site from the existing four (4) lots into 102 Single-Flzlmily
Residential Parcels ranging in size f‘_lrom 4,699 square feet to 8,391 square feet. 221 Single
Ownership Condominium parcels ranging in size from 1,300 square feet to 1.500 square feet. 23
common area parcels ranging in size from 11,807 square feet to 130.42 acres for parking,
landscaping, open space, Village Center, Group House/Memory Care and other common
facilities, pursuant to Nevada County Land Use and Development Code Section L-IV 2.4 and
California Government Code Section 66474 ; and

WHEREAS, after reviewing and considering the Proposed Project Entitlements, the
Nevada County Planning Commission recommended that the Nevada County Board of
Supervisors adopt the proposed Resolution to conditionally approve the Conditional Use Permit
(CUP19-0010) to establish a Comprehensive Master Plan for the project site, pursuant to Nevada
County Land Use and Development Code Sections L-II 5.6.G and 5.5.2.C; and

WHEREAS, said proposed Comprehensive Master Plan is part of the application
associated with the proposed modified }I{)incon del Rio Project, the environmental effects of which
were analyzed in the Addendum to the Certified Final Rincon del Rio Environmental Impact
Report (E1S19-0010), which was presented to the Nevada County Board of Supervisors and the
Nevada County Board of Supervisors has reviewed and adopted that document for this Project;
included as Exhibit ‘E’ attached hereto and made a part of this Resolution; and

RELATIVE to the above described Petition for Exceptions (PFX19-0003), and pursuant to
Nevada County Land Use and Development Code Sections L-IV 2.4 and 2.6 and L-XVII 3.12,
and California Government Code Section 66474, said approval is based on the following
findings:

A. That there are special circumstances or conditions affecting said property; and

B. That the Petition for Exceptions to road standards is necessary for the preservation of a
substantial property right of the petitioner; and



C. That the granting of the Petition for Exceptions to road standards will not be
detrimental or injurious to other property in the territory in which said property is
located; and

D. That the granting of the Petition for Exceptions to road standards will not constitute a
grant of special privileges inconsistent with the limitations upon similar properties.

RELATIVE to the above described Management Plan (MGT20-0001), and pursuant to
Nevada County Land Use and Development Code Section L-II 4.3.3, said approval is based on
the following findings:

A. That the issuance of this Management Plan is consistent with the provisions of Section
4.3. Resource Standards of the Nevada County Land Use and Development Code; and

B. That measures have been incorporated into the mitigation measures and conditions of
approval that minimize potential impacts on the physical environment.

RELATIVE to the above described Tentative Final Map (TFM19-0008) to subdivide the
project site from the existing four (4) lots into 102 Single-Family Residential Parcels ranging in
size from 4,699 square feet to 8,391 square feet. 221 Single Ownership Condominium parcels
ranging in size from 1,300 square feet to 1,500 square feet. 23 common area parcels ranging in
size from 11,807 square feet to 130.42 acres for parking, landscaping, open space, Village Center,
Group House/Memory Care and other common facilities, and pursuant to Nevada County Land
Use and Development Code Section L-IV 2.4 and California Government Code Section 66474,
said approval is based on the following findings:

A. That the proposed division, together with its design and existing improvements, is
consistent with the Nevada County General Plan, including the land use designations
mapped for the site, and the following goals and policies:

1. Policy 1.2.1.ee, directing that the County shall provide for a range of land use
densities and types within the County to include an opportunity for Community
Care Retirement Communities; and

2. Policy 1.2.4.w, the Continuing Care Retirement Community (CRC) land use
designation as a combining designation compatible with the Planned Development
(PD) land use designation; and

3. Policy 1.4.7, encourages the County to utilize housing densities to encourage the
use of alternative transportation modes and increase the efficiency of public
services and facilities; and

4. Policy 1.5.t, the Planned Development (PD) land use designation, which is intended
to provide for a variety of single-family and multi-family residential, continuing
care retirement communities, commercial, industrial, open space and public uses
emphasizing that clustering intensive land uses to minimize impacts on various
natural and physical resources, public health and aesthetic impacts; and

5. Policy 1.5.5, which requires clustering to maintain viable open space onsite to
contribute to open space linkages through and between land uses in order to provide
for the maintenance of the rural quality of life and protection of environmental
resources; and

6. Policy 3.3 which requires that adequate public services are available to serve the
project, as evidenced by correspondence received from the service providers for
public sewer, public water, fire protection, and public roads: and

7. Policy 3.17, directing that all proposed land divisions be connected to a public water
supply if the initial and long-term cost of extending the public water system to serve
the land is less than the installation of individual water system; and



8. Policy MV-4.2.10 which ensures that alternative access is provided where needed
as determined by fire, police, and emergency service providers, as provided in the
Development Agreement: and

9. Objective 5.1 which encourages the provision of a diverse range of recreational
opportunities at a regional, community and neighborhood level, as evidenced by the
onsite amenities and recreational opportunities proposed by the project: and

10.Policy FP-10.7.2.1 which requires long-term maintenance of private roads to the
standards of the original improvements as a condition of development, required by
the Conditions of Approval in Attachment 1; and

11.Policy FP-10.8.4 which requires fire safety standards for residential development,
including provisions for emergency access, available fire flow for fire protection
and fuel modification, required by Recommended Conditions of Approval in
Attachment 1; and

12. Policy 13.1 which requires open space and non-disturbance designations where
sensitive wildlife and vegetation resources occur, demonstrated by the Habitat
Management Plan prepared for landmark oaks and oak groves and waterways on the
project site; and

13. Policy 3.19, establishing that clustered development shall be consistent with
General Plan policy 1.18 and shall maintain sufficient lot sizes to maintain adequate
area for the appropriation of water and sewage disposal and to ensure the continued
protection of the public health, safety and general welfare; and

14. Policy 3.19C, which requires the maintenance of all offsite facilities constructed as
part of the project through a permanent, legally enforceable mechanism such as a
CSA. or CSD, as provided in the Recommended Conditions of Approval in
Attachment 1 for offsite road maintenance; and

15. Policy LU-4.1.1, setting forth a minimum standard of roadway Level of Service C
in the Rural Regions of the County; and

16. Objective 6.2, which encourages the utilization of clustering of development to
preserve open space within the Rural Regions and to encourage creation of open
space which will enhance visual, habitat and other open space values; and

17.Policy MI-8.3, directing that the County shall recognize and facilitate the needs of
special housing groups; and

. That the proposed project is consistent with the Nevada County Land Use and
Development Code including:

1. Consistency with the purposes of the PD-CCRC zoning district. The CCRC
combining district allows for a mixture of residential uses types and
densities/intensities as well as supporting commercial and office uses, and the PD
base district emphasizes clustering building sites to minimize impacts on natural
and manmade resources. The CCRC combining district emphasizes a mixture of
land use types to necessary to support a CCRC-campus project while looking to
towards the goals of preservation of open space for recreation, resource and habitat
preservation, and protection of environmental resources; and

(R0

Consistency with all applicable Site Development Standards for building height,
setbacks, maximum impervious surface, and parking, including flexible site
development standards within a “CCRC” combining district; and with Resource
Standards, including provisions for the protection of landmark oaks and oak groves;
avoidance and protection of steep slopes; protection of cultural resources; and
protection of water features.



C. That adequate public services will be provided on the project site and will be available
to serve the project, including water, fire service and public utilities, as further
evidenced by the facts that public-treated water will be made to be available to the
property, that a fire suppression system meeting all County Codes for flow volume and
duration and hydrant spacing will be provided on the project site consistent with
requirements for emergency water supply, and that treated wastewater services will be
made available to the project site for the removal of project generated wastewater; and

D. That the site is physically suitable for the type of development and the proposed density
of development, as evidenced by its consistency with the General Plan and ability to
comply with site development standards of the PD-CCRC Zoning District, and the
resource standards of County Land Use and Development Code; and

E. That the design of the proposed subdivision and its improvements are not likely to
cause substantial environmental damage or substantially and avoidably injure fish or
wildlife or their habitat, as supported by the Addendum to the Certified Final Rincon
del Rio Environmental Impact Report (EIS19-0010) and the Certified Environmental
Impact Report (EIR10-001) prepared and certified for the project; and

F. That the design of the subdivision or the type of improvements required are not likely
to cause serious public health problems as evidenced by correspondence with the
County Department of Environmental Health and because the site will be served by
public water for domestic use and treated wastewater service; and

G. That the design of the subdivision or the type of improvements required will not
conflict with any easement acquired by the public at large for access through or use of
property within the proposed subdivision.

RELATIVE to the above described Conditional Use Permit (CUP19-0010) to establish a
Comprehensive Master Plan for the project site and pursuant to Nevada Coum?; Land Use and
Development Code Section L-I1 5.6.G and 5.5.2.C, said approval is based on the following
findings:

A. As conditioned and mitigated, this project is consistent with the General Plan goals,
objectives and policies, with the CCRC General Plan land use map designation
applicable to this project, and with the proposed Development Agreement for this
project: and

B. The uses proposed on the site are allowed within and are consistent with the purposes
of the PD-CCRC zoning districts. The CCRC combining district allows for a mixture
of residential use types at a range densities/intensities, and the PD base district
emphasizes clustering building sites to minimize impacts on natural and manmade
resources. The CCRC combining zone district emphasizes the efficient use of the
project site through the encouragement of a mixture of housing and service uses
clustered on the site to assisting with the preservation of open space for recreation,
resource and habitat preservation, and protection of environmental resources; and

C. The proposed use and any facilities, as conditioned, will meet all applicable provisions
of the Land Use and Development Code or a same practical effect of those provisions,
including design and siting to meet the intent of the Site Development Standards
mitigating the impact of development on environmentally sensitive resources; and

D. The site for the proposed use is adequate, as adjusted, in size, shape and location to
accommodate the proposed use and all facilities needed for that use and reasonable
expansion thereof, if any, and to make appropriate transitions to nearby properties and
permitted uses thereon, without compromising site development standards, including
driveway improvements and setbacks; and



E. The proposed project as proposed is compatible with, and not detrimental to, existing
and anticipated future uses on-site, on abutting property and in the nearby surrounding
neighborhood or area; and

F. Adequate provisions have been made for water and sanitation for the proposed use; and

G. Roads providing access to the site are adequate in width and pavement type to carry the
quantity and kind of traffic generated by the proposed use and adequate provision has
been made for project Spcci%c impacts and the cumulative effect traffic generated by
the proposed use so that it will not create or add to an identified problem before
construction of needed improvements for which a development fee has been
established and imposed upon the project; and

H. With approval of the Second Amendment to the Development Agreement (MIS20-
0001), adequate provisions have been made for emergency access to the site; and

I. Adequate public facilities and public services exist within the project area which will
be available to serve the project without decreasing service levels to other areas to
ensure that the proposed use is not detrimental to the public welfare, including public
roads, public utilities, and fire service; and

J. All feasible mitigation measures, as provided in Exhibit A, have been imposed upon
the project; and

K. The conditions provided in Exhibit A are deemed necessary to protect the public
health, safety, and general welfare; and

L. The design of proposed facilities, as identified in the proposed Design Guidelines in
Exhibit A, is consistent with the intent of the design goals, standards, and elements of
the Land Use and Development Code and the Western Nevada County Design
Guidelines, and will be compatible with the design of existing and anticipated future
onsite uses and the uses of the nearby surrounding area.

NOW, THEREFORE, BE IT RESOLVED, that the Board of Supervisors for the County of
Nevada hereby finds and determines as follows:

1. The foregoing recitals are true and correct.

2. That based on the foregoing findings, and the entire record before it, and after
reviewing and considering the recommendations of the Nevada County Planning
Commission, does hereby approve and adopt the Petition for Exceptions (PFX19-
0003), the Management Plan (MGT20-0001), the Tentative Final Map (TFM19-0008)
and the Conditional Use Permit (CUP19-0010), to establish a Comprehensive Master
Plan for the project site, to allow for the 215 acre modified Rincon del Rio Continuing
Care Retirement Community Project subject to the Conditions of Approval and
Mitigation Measures provided within Exhibit A, Site Plan provided in Exhibit B,
Subdivision Plot Plans provided in Exhibit C, Architectural Summary provided in
Exhibit D and the Comprehensive Master Plan provided in Exhibit E, attached herein
and made part of the project action.

BE IT FURTHER RESOLVED that the Nevada County Planning Department is hereby
directed to file a Notice of Determination with the County Recorder pursuant to Public Resources
Code Section 21152(a) and Section 15094 of the State CEQA Guidelines.



PASSED AND ADOPTED by the Board of Supervisors of the County of Nevada at a regular meeting of
said Board, held on the 11th day of May, 2021, by the following vote of said Board:
Ayes: Supervisors Heidi Hall, Edward Scofield, Dan Miller, Susan

K. Hoek and Hardy Bullock.
Noes: None.

Absent:  None.

Abstain: None.
ATTEST:

JULIE PATTERSON HUNTER

Dan Miller, Chair

Clerk of the Board of Supervisors
B-\CVMMM/HR M

5/11/2021 cc: Planning*
AC*



Exhibit A
Rincon del Rio Continuing Care Retirement Community
Conditions of Approval and Mitigation, Monitoring and Reporting Plan (MMRP)

A. PLANNING DEPARTMENT

1.

Approval of this project is limited to:

a) Petition for Exceptions (PFX19-0003) from the Local Class 1 Road Standards on portions
of Rincon Way to allow for a 30-foot easement on Rincon Way and for use of Rodeo Flat
Road as an emergency access route having grades in excess of 16-percent and for the
interior roads that they shall be constructed to Local Class 2 Standards, with an exception
of allowing a reduction of the right-of-way width from 50 feet to 40 feet, and shoulder
width from 4 feet to 2 feet when AC dike is used.

b) Adoption of a revised Management Plan (MGT20-0001) component of three
Management Plans to address and manage natural resource areas on the site including
encroachment into Steep Slopes, Landmark Oak Groves and Water Resources;

¢) A Tentative Final Subdivision Map (TFM19-0008) to subdivide the project site from the
existing four (4) lots into 102 Single-Family Residential Parcels ranging in size from
4,699 square feet to 8,391 square feet. 221 Single Ownership Condominium parcels
ranging in size from 1,300 square feet to 1,500 square feet. 23 common area parcels
ranging in size from 11,807 square feet to 130.42 acres for parking, landscaping, open
space, Village Center, Group House/Memory Care and other common facilities;

d) A Use Permit (CUP19-0010) to amend the Comprehensive Master Plan (CMP) for the
entire site to facilitate the development of the site as proposed on the project Site Plan
and described in the staff report as “Proposed Modified Project”;

e) A Second Amendment to the Development Agreement (MIS20-0001) between Nevada
County and the project applicant to address issues associated with project phasing;
provision of project infrastructure, service responsibilities; financial assurances and
project operations.

Submit eight (8) copies of the Final Map and Supplemental Data Sheet to the Planning
Department for distribution to all applicable County Departments for review and approval,
along with a map check fee pursuant to the most current Fee Resolution of the Board of
Supervisors.

One Supplemental Information Map, which contains non-title information including all
conditions, mitigation measures and easements requiring notes on the Supplemental Map,
shall be recorded concurrently with the final parcel map.

If a Notice of Determination is not filed for the environmental document on this project, the
30-day Statute of Limitations on court challenges to this project’s approved environmental
document will remain open, which could affect the permit validity. Pursuant to Section 21089
of the California Public Resource Code and Section 711.4 et. seq. of the California Fish &
Wildlife Code, a fee in the amount of $3,445.25 must be paid as a condition of filing the
Notice of Determination for this project. This fee must be submitted to the Planning



Conditions of Approval for the Rincon del Rio CCRC Project
PLN19-0024; TEM19-0008; CUP19-0010; MGT20-0001; PFX19-0003; MI1S20-0001; EIS19-0010
Board of Supervisors Hearing Date: May 11, 2021

Department within 5 days of the permit approval with the check made payable to the
County Clerk, County of Nevada. This fee is required to be collected on behalf of the State
Department of Fish & Wildlife.

4, Within 15 days after project approval, the applicant shall sign and file with the Nevada
County Planning Department a defense and indemnity agreement provided herewith.
No permits or approvals shall be issued for this parcel, including without limitation a
Building Permit, Grading Permit, unless and until the applicant has fully complied with
this condition.

5. Pursuant to Land Use and Development Code Section L-XIV 1.4 Disclosure, the seller shall
ensure that a disclosure statement containing substantially the following language is provided
to, and a written acknowledgment thereof is signed by, all prospective buyers/occupants by
inclusion in the disclosure form/occupancy agreement required by Article 1.5 of Chapter 2
of Title 4 of Division Second of the California Civil Code, commencing with section 1102,
as follows:

“NEVADA COUNTY RIGHT TO FARM ORDINANCE

The County of Nevada recognizes and support the right to farm agricultural lands in
a manner consistent with accepted customs and standards. Residents on or near
agricultural lands should be prepared to accept some inconveniences or discomforts
with agricultural noise, odors, fumes, dust, operation of machinery, the storage and
disposal of manure, and the application by spraying or otherwise of chemical
fertilizers, soil amendments and pesticides. Nevada County has determined that
inconveniences or discomforts with such agricultural operation shall not be
considered to be a nuisance if such operations are consistent with accepted customs
and standards. Article 1 of Chapter XIV of the Nevada County Land Use and
Development Code recognizes agricultural lands and operations and establishes a
grievance committee to assist in the resolution of any disputes which might arise
between residents regarding agricultural operations (for more details see said
Article).”

6. Pursuant to Land Use and Development Code Section L-1I 5.18, the project shall apply for
an annual review of the Development Agreement by the Planning Commission, during which
the Commission shall review, based on substantial evidence, whether the property owner has
demonstrated good-faith compliance with the terms and conditions of the Development
Agreement. A finding of good-faith compliance shall conclude the review, while a finding
that the applicant has not complied with the terms and conditions of the Development
Agreement shall result in a hearing before the Board of Supervisors, who will determine in
another publicly notices hearing whether the Agreement will be amended or cancelled.

7. All Planning Department cost incurred in the processing of this project shall be paid prior to
map recordation or prior to the issuance of any construction permit.
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Project Phasing:

8.

The project is proposed to be constructed in Phases to assist in assuring that the project Is
developed in an orderly, systematic manner while providing for flexibility to meet market
trends and user demand while attempting to minimize the potential impacts of successive
phases on existing residents will and while assuring that infrastructure and core project
elements are provided in a timely and responsible manner.

The phasing plan shall be consistent with the phasing plan approved by the Planning
Commission and Board of Supervisors conforming to the requirements and sequencing
described below:

Phase I: The project shall construct the required core infrastructure improvements (water,
sewer, roads, sewer lift stations and the water tank), primary and emergency access roads,
drainage facilities, ingress/egress control elements (Gatehouse and Emergency Access Road
Control Gate), primary access road improvements, propane gas and dry utilities (electrical,
telephone, etc.). Vertical construction (structures) of fourteen (14) residential Cottage Units
and four (4) 5-Plex Condominium Units (20 Units), which may then be occupied upon
completion. The 14 Cottage Units and four (4) 5-Plex Condominiums units will be located
adjacent to roadways constructed as part of the Phase I core infrastructure.

Phase II: The project may initiate construction of Phase II upon the verification that Phase 1
of the project is occupied at a minimum of 70%. Phase II will include construction of twenty-
four (24) Bungalow Units and a temporary gravel construction roadway to allow large trucks
and construction equipment traffic to utilize this roadway primarily during grading
operations to minimize the impacts to project residents of construction traffic and sediment
tracking onto Phase I roadways shall also be constructed.

Phase I11: Will commence with grading of the retirement village core area including future
Phases V and VII. This will enable earthwork excavation and placement of fill, minimizing
the distance material has to be moved and provide a rough graded site capable for
construction of utility infrastructure to support the village core. The initial Phase III work
will also include re-vegetation and/or stabilization of graded areas as required to meet County
Codes and stormwater requirements. Phase III will also include construction of four (4)
attached condominium units (56 Units) and two (2) 5-Plex Condominium units (10 units).

Phases IV-X: Will continue build-out of the project to the outer areas and construction of the
Village Service Center, including residential Cottages, Bungalows and the Group House
Memory Care / Assisted Living Facility, Pool / Fitness Center, Pick Ball / Tennis Courts and
Auto / Tractor Repair Barns. Phases IV-X will commence following the previous phase as
indicated on the phasing exhibit and once a residential occupancy of 70% has been achieved
in the previous Phases.

Minor modifications to the phasing, sequence of phasing, combining of phases, or
interchanging of unit types may be approved by the Nevada County Planning Director if the
modification(s) are determined to be within substantial conformance with the approved
tentative map and project approval.
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Tentative Final Map:
9.  Submit to the Planning Department for review and approval, Conditions, Covenant and
Restrictions (CC&Rs), for the entire project, which shall provide for the following:
a. Required, automatic membership within one, non-profit property owners association
responsible for implementing and enforcing the provisions of the approved CC&R.
document, including but not limited to:

1) Ownership and maintenance of all Common Areas, including fencing, and Open
Space;

2) Limitations on Common Area use, as established by tentative map and use permit
approval.

3) Notice that further subdivision is restricted until sewer service is available;

4) Commercial occupancy limitations based on sewer availability, as authorized by the
County Department of Public Works;

5) Architectural design standards for both residential and commercial development,
including impervious surface runoff requirements established by the Use Permit;

6) Lighting restrictions as established by the Use Permit;

7) Signage restrictions as established by the Use Permit;

8) Restrictions on outdoor storage or uses as established by the Use Permit;

9) Requirements for establishing landscaping pursuant to the approved Landscape
Plan, prior to future occupancies, including provisions for landscape maintenance,

insuring the replacement of any plantings that do not survive.

b. An Association charge on each parcel to ensure sufficient funds for perpetual
maintenance of the common property, such charge to be a lien on the property.

c. A fire safety management plan providing for long-term vegetation management to
minimize the fire hazard along the boundaries of this project.

d. Formation of a Homeowners Association which shall be responsible for enforcing all
property use restrictions and maintenance obligations

1. Age and occupancy restrictions which comply with all Federal and California laws
and regulations and shall limit the number of occupants to 415.
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The homeowners association shall provide the County with a copy of each
verification of occupancy report prepared pursuant to 24 CFR §100.307.

The County shall be made a third-party beneficiary of all property use restrictions
and age and occupancy restrictions and shall have the right to enforce such
restrictions pursuant to a provision substantially similar to the following provision
which shall be included in the Declaration of CC&Rs:

Notwithstanding any provision of this Declaration to the contrary, and with respect
to matters within the regulatory powers of the County, including, but not limited to
the development agreement and the conditions of approval for the subdivision map
for the Development, the County has the right, but not any duty, to enforce the terms
of this Declaration in the County’s absolute discretion.

The County shall have the right to require an amendment to the Declaration of
CC&Rs to conform the CC&Rs to any legal requirements imposed on the
development by the County pursuant to a provision substantially similar to the
following provision which shall be included in the Declaration of CC&Rs:

Notwithstanding any other provision of the Declaration of CC&Rs, the subdivider
and the homeowners association reserve the right to amend all or any part of the
Declaration of CC&Rs to such an extent and with such language as may be requested
by the County to conform to all County requirements associated with the Conditions
of Approval, or the 2013 Settlement Agreement, as well as to address any
modification of any County development permits which requires a conforming
amendment to this Declaration. The Association shall Record any amendment
requested by the County within sixty (60) days of receipt of a written request from
the County. Any such amendment shall be effectuated by the Recordation of the
amendment, specifying the County requested the amendment and setting forth the
amendatory language necessary to comply with the County's request. Recordation
of the amendment shall include a copy of the County's request for the amendment
and the recorded amendment shall be binding upon all of the real property
comprising the Development and all persons having an interest therein.

Occupancy census and reporting requirements substantially similar to the following
provisions shall be included in the Declaration of CC&Rs:

1. Compliance with Reporting Requirements - Owner
By accepting a deed to a Residence within the Community, each Owner
covenants and agrees as follows:

1.1 Respond to Requests. To fully and truthfully respond to all requests by the
Community Association for age and occupancy information concerning
each occupant of the Owner’s Residence, and to cause all occupants of the
Owner’s Residence to cooperate by providing such information. Owners
understand and acknowledge that age and occupancy information shall be
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1.2

1.3

1.4

1.5

requested by the Community Association as part of its obligation to
conduct regular age and occupancy surveys of the Community; and,

Cooperate with Surveys. To cooperate and to cause all residents of the
Owner’s Residence to cooperate in the Community Association’s age and
occupancy surveys. Each Owner understands, acknowledges and agrees
that such surveys are required to maintain the Community’s eligibility to
continue operating as an age and occupancy restricted Senior Citizen
Housing Development under Senior Citizen Housing Laws; and,

Update Board. In the event of the change of occupancy of any Residence,
the Owners of the Residence shall inform the Board in writing in advance
of any changes and shall provide the Board the names and ages of all
current occupants of the Residence, and such other information as the
Board reasonably requests to verify the ages and qualifications of all
occupants; and,

Comply with Governing Documents. To ensure that all occupants of the
Owner’s Residence comply at all times with all provisions of the
Governing Documents, including restrictions on age and other
qualifications of permanent occupants and limiting the duration of visits
by temporary occupants of those who do not meet the age and occupancy
restrictions; and,

Indemnity. To indemnify, defend and hold harmless the County, from any
and all Claims, from such Owner’s or Owner’s Occupants’ failure to
comply with any provisions of the Declaration of CC&Rs or Conditions of
Approval.

2. Compliance with Reporting Requirements - Occupants

Each Occupant of a Residence shall:

2.1

2.2

Respond to Request for Information. Fully and truthfully respond to all

requests by the Community Association, at any time such information is
requested, for the resident’s age and occupancy information, which
information, in the judgment of the Board, is reasonably necessary to
ensure that the Community complies with Senior Citizen Housing Laws;
and,

Comply with Occupancy Requirements. Comply with the Governing
Documents, including restrictions on age and other qualifications of
permanent occupants and limiting the duration of visits by temporary
occupants or those who do not meet the age and occupancy restrictions;
and,
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23

Comply with Governing Documents. It shall be the responsibility of the
Owner to ensure compliance with the requirements set forth above.

3. Enforcement of Age Restrictions

Ifa violation of this Article occurs, then in addition to other remedies authorized
under this Community Declaration, the Community Association may take legal
action to remove the violating person from the Residence.

4. Additional Duties of the Community Association

The Community Association shall ensure that the Community complies with
this Article, the Community Association Rules, and Senior Citizen Housing
Laws. The Community Association shall develop policies and procedures for
ensuring compliance with the age restrictions and shall routinely perform all of
the following:

4.1

42

Occupancy Surveys. The Community Association shall conduct regular
age and occupancy surveys in order to determine the numbers and ages of
all persons occupying Residences within the Community. The information
gathered in the surveys shall be based on birth certificates, affidavits, prior
surveys or other proof of age deemed reliable under Section 100.307(d) of
Title 24 of the Code of Federal Regulations, and which in the judgment of
the Board, is reasonably necessary to ensure that the Community complies
with Senior Citizen Housing Laws. The Community Association shall also
collect age and occupancy information at the time of sale or lease of each
Residence and shall update all occupancy survey information no less
frequently than once every two (2) years. The Community Association
shall have the power to carry out its duties under this Article by any legal
means available, as the Board deems appropriate.

Summary of Survey. The Community Association shall keep in its records
a written overall summary of the latest occupancy survey and make the
summary available for inspection upon reasonable notice and request by
any Person, including members of the public. Individual surveys,
supporting documentation, and affidavits shall be kept in a separate file
with limited access, created for the sole purpose of complying with state
and federal laws governing age restricted senior housing, and not in general
files. The segregated documents shall be considered confidential, but shall
be made available for review by Governmental Agencies investigating
compliance with Senior Citizen Housing Laws and compliance with the
2013 Settlement Agreement.

6. As part of the Declaration of CC&Rs provisions which conform to California
Department of Real Estate (DRE) regulations, additional provisions substantially
similar to the following shall be included to clarify the DRE's phased development
regulations do not permit the expansion of the subdivision beyond the size permitted
by the County's conditions of approval:
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10.

11.

12.

13.

14.

The County’s Conditions of Approval for the Development establish a maximum
number of Units which may be annexed to the Development. Except as permitted
by DRE regulation 2792.27(b) and Section of this Declaration [the provision
of the CC&Rs which tracks the regulation] no annexation of any real property to this
Declaration shall be permitted without the written consent of the County.

7. The Declaration of CC&Rs shall include the following provision to create an
additional opportunity to address occupancy:

The subdivider reserves the right to retain up to 24 condominium units as rentals not
subject to the commencement of homeowners association regular assessments until
the subdivider can document to the County that the individual sale of the
condominium units will not result in a violation of the terms of the 2013 Settlement
Agreement.

Record concurrently with the Final Map, a Supplemental Information Map that contains non-
title information, including:

a. Mapping of all "Common Areas" including landscaping, open space, parking, sidewalks
and drainage improvements.”

b. A Note advising that recorded CC&Rs reflect all conditions and mitigation measures that
restrict future use or development, including use of open space areas; and that require
compliance with design standards for building construction, including impervious
surface runoff requirements. All residential and commercial development density for the
entire Rincon del Rio project has been exhausted through clustering. No further
subdivision or development shall be permitted on Lot T as shown on the Final Map for
the Project.

Prior to map recordation, submit for approval, road names for the on-site roads, pursuant to
Chapter VII of the Land Use & Development Code. Approved road names shall be shown
on the final map and posted on site.

One Supplemental Information Map, which contains non-title information including all
conditions, mitigation measures and easements requiring notes on the Supplemental Map,
shall be recorded concurrently with the final parcel map

All on-site utilities shall be undergrounded.

Prior to map recordation the developer shall submit a Final Landscaping Plan, prepared by a
licensed Landscape Architect, to the Planning Department for review and approval, pursuant
to Section L-II 4.2.7 of the Land Use and Development Code. The Plan shall include, but
not be limited to providing the following:
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15.

a. Plantings around native oaks shall be drought-tolerant plantings that are compatible with
oaks.

b. The location of all required plant materials, evenly dispersed within each required
planting area.

c. The required number of trees and shrubs for all interior parking areas in the village area
and common areas, pursuant to Land Use and Development Code, Section L-114.3.7.

d. Provide a legend listing the type, number and size of plant materials, indicating both the
both the required number and the provided number of each plant type. List plants for
each required landscaped area. Include a listing of water usage type, or hydrozone, for
each plant type. List plant materials in groupings of trees, shrubs, and ground cover
plants. Show both common names and botanical names.

e. List plant materials in groupings of trees, shrubs and ground cover plants. Show both
common names and botanical names of plants.

f. The Landscape Plan shall include the following Notes:

1) All plantings and irrigation shall be maintained by the property owner and in any case
where a required planting has not survived the property owner shall be responsible
for replacement with equal or better plant materials.

2) Certification that shade trees are shown that will provide shade canopy for 40% of
the village parking area within 15 years of maturity.

i. Provide a water-efficient Irrigation Plan, noting compliance with the Water Conservation
standards, including the use of soil amendments.

All oak tree replanting or mitigation areas that are part of the required mitigation shall be
implemented on-site. All trees and resident species shown for retention shall be incorporated
into the grading improvement and landscape plans, detailing methods to be employed for
tree retention and preservation as addressed in the Oak Management Plan and Biological
Mitigation Measures.

Recreation:

16.

17.

The recreation elements contained within the project, including the project Clubhouse, shall
only be used and made available to residents of the Project and their guests. No public use
of project recreational amenities shall be permitted.

Current Park & Recreation Facilities Mitigation fees will be required at the time of building
permit issuance for future development residences. The following note[s] shall be included
on the Supplemental Data Sheet for the Final Map:

“A Park & Recreation Facilities Mitigation Fee in accordance with Nevada County
Ordinance No. 2460, creating and establishing the authority for imposing and charging said
fee within the unincorporated territory of Nevada County, will be levied at the issuance of
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residential building permits for future development residences, and/or additions to the
existing residences (based on square footage of the addition), for each parcel created by the
map, and will be based on the latest fee schedule adopted by the Nevada County Board of
Supervisors.”

Use Permit:

18.

19.

20.

21.

22.

23.

The project occupancy for the entire site and CCRC facility is limited to a maximum of 415
age-restricted residents per the project description and the Development Agreement. No
increase in population of the site is allowed at any time. An annual report shall be submitted
to the County Planning Department by January 31* certifying the number of residents on the
site for the previous year.

The project shall be limited to residents 55 years of age and older. Developer shall not
change, alter, operate or utilize the Property for any purposes other than as an age restricted
Continuing Care Retirement Community consisting of a maximum of 345-units and 415
senior residents. All community residences (village core building units, cottages, bungalows,
four-plexes and fourteen-plexes shall never be converted to non-age restricted units such as
apartments, condominiums, town-houses or single-family residences. The facility must
maintain a State license for operating a Continuing Care Retirement Community (CCRC) in
order to maintain consistency with the General Plan Land Use Designation and Zoning
District.

Commercial uses are limited to those retail/service/office uses allowed pursuant to the
Comprehensive Master Plan approved for the project. The retail/commercial space shall be
limited to service for the residents of the project and registered guests only. No public access
or general retailers/service providers/office use or commercial use for the general public is
allowed of any kind.

Occupancy of commercial buildings will require verification from the Department of Public
Works that adequate sewer capacity is available to serve the proposed size and type of use
proposed.

Prior to occupancy, a parking areas shall be constructed as shown on the approved site plan
consistent with the Parking table (Table 4) shown in the staff report and in accordance with
the design standards of Sec. L-II 4.2.9 of the Land Use and Development Code, including
slope, drainage, backout areas, driveway/aisle widths, and parking stall sizes. Wheelchair
accessible parking shall be designed in accordance with Title 24 of the California
Administrative Code. Any change in square footage will change the required parking,
consistent with Section LII 4.2.F.12.b.

Permit Time Limits: The Use Permit shall be valid for the life of the Development

Agreement. Any extensions or terminations of the Development Agreement shall apply to
the Use Permit.

10
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Lighting:

24.

A lighting plan for all exterior lighting shall be included in construction plans submitted to
the Building Department for a building permit. Consistent with Sec. L-1I 4.2.8 of Zoning
Regulations, all light fixtures shall be top and side-screened, and shielded to direct light
downward to prevent spillover onto adjacent properties or roadways. Mercury vapor light
fixtures, floodlights and spotlights are prohibited. The Plan shall depict the location, height
and positioning of all commercial and residential light fixtures and shall provide a description
of the type and style of lighting proposed, including pole or building mounted area lights and
sign lights. Pole lights shall not exceed a 15 height. All exterior lights shall include dimmers,
sensors, time controls or separate circuits to allow them to be turned off if lighting becomes
a nuisance.

Screening:

25.

26.

27.

28.

No outdoor storage shall be allowed on the site as part of the operation of the on-site
Commercial uses.

All solid waste receptacles shall be placed within a screened enclosure, constructed of colors
and materials compatible with building style. The enclosure shall be adequate in size to
accommodate recycling materials. Construction detail shall be represented on the final
building plans.

All mechanical equipment, air conditioning units, heating units and utilities shall be screened
from the view of adjacent properties or roadways. No equipment shall be placed on rooftops.
All gutters, screens, vents and flashing shall be painted to prevent glare and to blend with
adjacent building colors.

Building design shall conform to the design features represented on the submitted building
elevations, including architectural detailing, materials and colors included in the
Architectural Summary and Comprehensive Master Plan.

Signage:

29.

30.

A Comprehensive Sign Plan shall be submitted to the Planning Department for review and
approval, prior to the placement of any signs. The Plan shall provide a common design theme
for all project signs, including on-site directional, monument, recreational and advertising
signs. All project signage shall be designed consistent with Land Use and Development
Code Section L-II 4.2.12, including provisions for location, size and number of signs, and
within the Design Guidelines for the project. The sign plan shall be consistent with the
preliminary sign plan approved by the Board of Supervisors as part of the project.

Residential signage shall be limited to individual street address signs, which shall utilize a
common design style for lettering, colors and materials.

Design:

31.

Project Design Guidelines shall be in general conformance with the Comprehensive Master
Plan approved for the project and the Western Nevada County Design Guidelines applicable
to the project site.

11
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32.

33.

Architectural detailing of the residential and village center structures shall be consistent with
the approved design shown and described in the Architectural Summary and on the project
elevations and floor plans, including but not limited to proposed materials, roof pitch,
covered entries, colors and treatment, e.g., mullions and trims. Siding materials, garage
doors and trim materials should be of high-quality to minimize maintenance.

Individual satellite dish antennas are prohibited from placement on rooftops where
unscreened and visible from off-site.

Gate/Access:

34,

35.

36.

37.

Primary access to the project site shall only be taken from Rincon Way. No through traffic
or secondary public access shall be permitted from Rodeo Flat Road or through the project
to Rodeo Flat Road. The connection to Rodeo Flat Road shall be for secondary emergency
ingress/egress purposes only and shall have a gate restricting access that shall be monitored
by the operator as further outlined in the project Development Agreement. Any damage to
the gate that causes it to not function properly shall be repaired to working order within 24
hours.

The project shall construct a locked gate at the terminus of the emergency road at Rodeo Flat
Road following the construction of the roadway as part of the Phase I improvements. The
gate installed on the emergency access route at Rodeo Flat Road will be locked, and will be
controlled by CalFire and Higgins Fire Protection District. The gate design shall be approved
by both the Higgins Fire Protection District and the Nevada County Planning Department
prior to commencement of construction. It will be installed as soon as the road connection
between Rincon del Rio and the Ranchos neighborhoods is completed during Phase I of the
project build-out, thereby eliminating the need for a temporary gate. The gate and all posts,
hinges, latches and other members shall be constructed of heavy gauge steel as appropriate
for the gate size. No PVC will be used. It shall be locked as accessible only be emergency
and maintenance personnel via redundant electronic systems powered by 110 volts and, in
case of power loss, battery backup (which will be charged by 110 volts solar). Examples of
acceptable access technologies include: Frequency activated dispatch, Click 2 Enter, Keypad
activation, or other state of the art technology. The gate will be positioned such that it is
visible from the cul-de-sac on Rodeo Flat Road. The gate shall have an electronic, remote
monitoring device that would automatically notify the on-site project management in the
event that the gate was opened, damaged or not functioning as intended. Additionally, the
gate shall be inspected and monitored on a regular weekly basis by facility staff to ensure
that it is maintained and functioning as intended.

Signage shall be installed on or at the emergency gate site acknowledging that the roadway
in intended for emergency purposes only and stating that access to the site by non-emergency
traffic is prohibited. A phone number to the project management shall be provided on the
sign to call in the event the gate is open or not functioning correctly.

All construction traffic shall enter and exit from Rincon Way. Construction traffic shall not
be allowed to access or exit the project from the emergency access road that connects to

12
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38.

39.

40.

4].

42.

43.

44,

45.

46.

Rodeo Flat Road except for the construction of off-site required utility improvements on
Timber Ridge and Rodeo Flat Roads for the extension of the sewer line, water line and other
required utilities to the site. After construction is completed, those roads shall be returned to
previously existing conditions. Developer will consult with the Rancho Community Service
District (CSD) regarding all construction activities necessary on or through the Ranchos road
system.

At such time as an alignment has been identified and connection points to off-site locations
have been established, approved and secured for a regional trail along the Bear River as
contemplated in the Western Nevada County Non-Motorized Trails Plan, the
project/property owner shall dedicate a public access trial easement along the Bear River as
it crosses the property having a width sufficient to accommodate the proposed trail and any
necessary maintenance or emergency access points required. The trail easement shall not be
required to provide for on-site public parking or to provide for public access to or from or
across the site.

The maintenance of project open space areas identified on the approved project site plan shall
be the responsibility of the property owner/project operator.

A design level geotechnical investigation shall be prepared including soil borings and/or test
pits, seismic survey, laboratory testing and analysis.

Geotechnical recommendations shall be based on the civil grading plan and include
conclusions and recommendations for grading and construction in both soil and rock
conditions.

Geotechnical design parameters (e.g. allowable foundation bearing capacity, seismic design
parameters etc.) determined during the investigation shall be based on the most recent
California Building Code.

During construction operations geotechnical on-site testing and observation services shall be
provided documenting that items including but not limited to grading, compaction, and
footing preparation in accordance with the design level geotechnical investigation.

A fuel management plan shall be prepared and submitted for review and approval by the
Higgins Fire Protection District, Nevada County Fire Marshal Office and the Planning
Department prior to issuance of any grading permit for Phase L.

The emergency access road from the project shall be used only for emergency, inspection
and evacuation purposes, as determined necessary and appropriate by fire, police, and
medical or other authorized emergency services personnel.

The developer shall either not construct, or 24 age-restricted condominium units shall remain

as rental units and shall not be sold in fee-simple ownership individually without agreement
with the County of Nevada that individual sale will not result in violation of the terms of the

13
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2013 Settlement Agreement. Units can be designated as rental units in any phase with the
aforementioned requirements being adhered to.

ENVIRONMENTAL MITIGATION MEASURES

47.

Air Quality: To offset the potential air quality impacts associated with construction and
future residential and commercial development of this site, the following mitigation
measures are required:

Mitigation Measure 3.3.1a: The project applicant shall submit to the NSAQMD for
approval an Off-Road Construction Equipment Emission Reduction Plan prior to
groundbreaking demonstrating that the heavy-duty (greater than 50 horsepower) off-road
vehicles to be used in the construction project, including owned, leased, and subcontractor
vehicles, will achieve a project-wide fleet-average 20 percent NOx reduction and 40 percent
particulate reduction compared to the most recent CARB fleet average at time of
construction. Acceptable options for reducing emissions may include use of construction
equipment with Tier 2 or cleaner engines exclusively, low-emission diesel products,
alternative fuels, engine retrofit technology, after-treatment products, and/or other options as
they become available. The plan shall include a comprehensive inventory of all off-road
construction equipment, equal to or greater than 50 horsepower, that will be used an
aggregate of 40 or more hours during any portion of the construction project.

The inventory shall include the horsepower rating, engine production year, and projected
hours of use or fuel throughput for each piece of equipment. Construction contracts shall
stipulate the following:

e Emissions from on-site construction equipment shall comply with NSAQMD Regulation
IT, Rule 202, Visible Emissions.

e The primary contractor shall be responsible to ensure that all construction equipment is
properly tuned and maintained.

e Idling times shall be minimized either by shutting equipment off when not in use or
reducing the maximum idling time to 5 minutes when not in use (as required by California
airborne toxics control measure Title 13, Section 2485 of California Code of
Regulations). Clear signage shall be provided for construction workers at all access
points.

e All construction equipment shall be maintained and properly tuned in accordance with

manufacturers’ specifications. All equipment shall be checked by a certified mechanic
and determined to be running in proper condition prior to operation.

o Existing power sources (e.g., power poles) or clean fuel generators shall be utilized rather
than temporary power generators where feasible.

Mitigation Measure 3.3.1b: All architectural coating activities associated with construction
of the proposed project shall be required to use interior and exterior coatings that contain less
than 250 grams of volatile organic compounds (VOC/ROG) per liter of coating.

14
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47.

Mitigation Measure 3.3.1.c: Grid power shall be used (as opposed to diesel generators) for
construction site power needs where feasible during construction.

Mitigation Measure 3.3.1d: Deliveries of construction materials shall be scheduled to direct
traffic flow to avoid the peak hours of 7-9:00 AM and 4-6:00 PM.

Mitigation Measure 3.3.3: The project applicant shall adhere to the following NSAQMD-

recommended mitigation measures to reduce long-term operational emissions:

e Use of wood-burning stoves or fireplaces within interior and exterior areas of residential
land uses shall be prohibited. Each residence shall be equipped with a non-wood-burning
source of heat.

o The project applicant shall provide, operate, and fund a green-waste drop-off site for
residents.

Biological Resources: To reduce the potential biological resource impacts associated with
the implementation of the project, the following mitigation measures shall be required:

Mitigation Measure 3.4.1:
Prior to any vegetation removal or ground-disturbing activities:

a) Focused surveys shall be conducted within and adjacent to (within 100 feet, where

appropriate) the proposed impact area, which will include impacts from project
construction (temporary construction zone and staging areas) or by post-construction fuel
management. Surveys shall be conducted during the appropriate time of year to
determine the presence of special-status plant species that have been identified as
potentially occurring on the project site. Surveys shall be conducted in accordance with
the Guidelines for Assessing the Effects of Proposed Projects on Rare, Threatened, and
Endangered Plants and Natural Communities (CDFG 2000). Field surveys shall be
scheduled to coincide with known flowering periods (for the specific species) and/or
during periods of physiological development that are necessary to identify the plant
species of concern. According to the known blooming periods, surveys would need to be
conducted in May or June and again in July or August (Draft EIR Table 3.4-3); however
unusual weather may affect blooming periods so reference sites should be checked. It is
important for project staff to schedule the required plant survey in time to allow for
salvage and transplantation, if required, prior to initiation of project grading. Specifically,
if construction is to be initiated during or prior to September in any year, the survey will
need to be completed during the previous calendar year in order to satisfy the mitigation
measure requirements. Project approval conditions should include language that alerts
project proponents to this circumstance to avoid costly construction delays. The survey
report, including a description of methods, map of area surveyed, results, and a complete
list of all plant taxa found during the survey, shall be provided to County staff prior to
initiation of any grading or equipment operation. If no occurrences of special-status
species are found, no further mitigation is required.
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TABLE 3.4-3
BLOOMING PERIODS FOR SPECIAL-STATUS PLANT
SPECIES THAT MAY OCCUR IN THE PROJECT SITE

Plant Species Typical Blooming
Period

Jepson’s onion April — August
Oval-leaved viburnum May - June
Brandegee’s clarkia May — July
Sierra blue grass April — June

Brownish beaked-rush July — August
Finger rush May — June

b) If any federally or state-listed, CNPS Rare Plant Rank 1 or 2 plant species are found
within or adjacent to (within 100 feet) the proposed impact area during the surveys, the
CDFG (in the case of state-only listed plants) and/or USFWS (in the case of federally
listed plants), as applicable, shall be notified regarding the status and location of the plant
and the necessary approval and/or permits obtained. These plant species shall be avoided
to the extent possible. Avoidance measures shall include fencing of the population(s)
before construction, exclusion of project activities from the fenced-off areas (no ingress
of personnel or equipment), and construction monitoring by a qualified biologist.
Avoidance areas shall be identified on project plans. If these plants cannot be avoided,
the following mitigation measures shall be applied:

Before the approval of grading plans or any groundbreaking activity within the
project site, the project applicant shall submit a mitigation plan concurrently to the
CDFG (in the case of state-only listed plants) and/or USFWS (in the case of federally
listed plants) for review and comment, and the applicant may consult with these
entities before approval of the plan. The plan shall include mitigation measures for
the population(s) to be directly affected. Possible mitigation for the population(s) that
would be removed during construction of the project includes implementation of a
program to transplant, salvage, cultivate, or re-establish the species at suitable sites.
The mitigation ratio for directly impacted plant species shall be at a minimum ratio
of 2:1. The actual level of mitigation may vary depending on the sensitivity of the
species (its rarity or endangerment status), its prevalence in the area, and the current
state of knowledge about overall population trends and threats to its survival.
Alternatively, replacement credits may be purchased by the project applicant at an
approved mitigation bank should such credits be available.

Transplantation of existing special-status plants could be undertaken to move the
plant(s) to a suitable habitat location, either within the project site or at an off-site
preserve to be protected in perpetuity. The off-site preserve shall include similar soil,
climate, and associated plant species as are currently present at the project site. This
location will be protected in perpetuity under a conservation easement and managed
appropriately to ensure the transplantation is a success. Please note, however, that for
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some species transplantation may not be successful or effective method for
conservation as requirements for some species are highly specialized and not clearly
understood. Thus, transplantation shall only be used where success can be assured.
Avoidance shall be required for special-status plant species that cannot be
transplanted, salvaged or cultivated.

o If on-site preservation is determined to be feasible, a conservation easement shall be
placed over project open space areas to preserve the mitigation areas in perpetuity.

Mitigation Measure 3.4.2a: A habitat assessment for California red-legged frog shall be
conducted consistent with the Revised Guidance on Site Assessment and Field Surveys for
the California Red-legged Frog (USFWS 2005). If suitable habitat js found the project site,
then field surveys should be undertaken consistent with the aforementioned guidance. If
California red-legged frog is found, consultation with the USFWS and additional mitigation
measures will be required. If California red-legged frogs are present on the project site, an
on-site biological monitor shall be present on the project site to ensure that special-status
species are not harmed during construction activities. In the event that a special-status frog
is found during project construction, construction activities shall stop until the frog is moved
by a qualified biologist to a safe location outside of the construction zone.

Mitigation Measure 3.4.2b: If California red-legged frogs are identified during the
aforementioned survey (MM 3.4.2a), the project applicant will implement mitigation that
would result in no net loss of aquatic California red-legged frog habitat. Restored and
preserved habitat will be protected in perpetuity through dedication of the conservation
easement. The specific determination of the appropriate measures will be determined through
consultation with USFWS but will include one of the following: create habitat suitable for
California red-legged frog, purchase mitigation credits at a USFWS-approved conservation
bank, or pay an in-lieu fee into a USFWS mitigation plan..

Mitigation Measure 3.4.2c: If California red-legged frogs are identified during the
aforementioned survey (MM 3.4.2a), the following avoidance and minimization measures
shall be implemented to reduce potential impacts to the species:

1. The permittee shall not work in waters of the U.S. during the wet season (November 1 to
April 15), unless storm flow is absent and rain is not forecast for at least three days.

2. Ifawork site is to be temporarily dewatered by pumping, the methods and materials used
will be determined by the County in consultation with the USFWS on a site-specific
basis. Upon completion of construction activities, any diversions or barriers to flow will
be removed in a manner that would allow flow to resume with the least disturbance to
the substrate. Alteration of the streambed will be minimized to the maximum extent
possible; any imported material will be removed from the streambed upon completion of
the project.

3. A qualified biologist will permanently remove any individuals of exotic species, such as
bullfrogs, crayfish, and centrarchid fishes, from the project area to the maximum extent
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possible, as feasible, if they are encountered. The biologist will be responsible for
ensuring his or her activities are in compliance with the California Fish and Game Code.

4. During project activities, all trash that may attract predators will be properly contained,
removed from the work site, and disposed of regularly. Following construction, all trash
and construction debris will be removed from work area.

5. The number of access routes, size of staging areas, and total area of the activity will be
limited to the minimum necessary to achieve the project goal. Environmentally sensitive
areas will be established to confine access routes and construction areas to the minimum
area necessary to complete construction and minimize the impact to California red-
legged frog habitat; this goal includes locating access routes and construction areas
outside of wetlands and riparian areas to the maximum extent practicable.

6. All refueling, maintenance, and staging of equipment and vehicles will occur at least 60
100 feet from riparian habitat or water bodies and not in a location from where a spill
would drain directly toward aquatic habitat. The monitor will ensure contamination of
habitat does not occur during such operations. Prior to the onset of work, the project
applicant will ensure that the contractor’s stormwater pollution prevention plan (SWPPP)
includes provisions for prompt and effective response to any accidental spills. All
workers will be informed of the importance of preventing spills and of the appropriate
measures to take should a spill occur.

Mitigation Measure 3.4.2d: If California red-legged frogs are identified during the
aforementioned survey (MM 3.4.2a), a worker environmental awareness program (WEAP)
shall be established and implemented prior to construction. The program shall include, at a
minimum, special-status species or resource identification, a description of suitable habitat
for special-status species occurring on the project site, and measures to implement in the
event that California red-legged frogs are found during construction. The program shall be
presented to all members of the construction crew.

Mitigation Measure 3.4.2¢: lllumination installed shall be affixed with glare shields and
directed away from adjoining properties and roads. An outdoor illumination plan as required
by Nevada County Land Use and Development Code, Chapter II, Article 4.0, Section L-II
4.2.8, shall be submitted to the Nevada County Planning Department prior to commencement
of construction operations. The plan shall be designed to use the minimum amount of lights
and incandescent lamps as possible, so as not to cause lighting effects on wildlife in the
surrounding area, and shall employ low-watt orange-colored lamps (“bug lights”) whenever
possible.

Mitigation Measure 3.4.3a: A preconstruction survey for western pond turtle shall be
conducted at least one week prior to the onset of construction activities adjacent to suitable
habitat. The survey area shall encompass a 325-foot radius of the area to be affected. If
juvenile or adult turtles are found within the survey area, the individuals should be moved to
a predetermined location with suitable habitat. If a turtle nest is found within the survey area,
construction activities should not take place within 100 feet of the nest until the turtles have
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hatched. Additional mitigation measures, such as nest relocation and barrier fencing of
suitable aquatic habitat to prevent turtles from moving into the construction area to nest,
hibernate, or aestivate while allowing turtles already in the construction area to move back
to water, will be employed after coordination with the CDFG.

Mitigation Measure 3.4.3b: If vegetation removal or ground surface disturbance (any form
of grading) is to occur between March 1 and August 31, the project applicant shall retain a
qualified biologist to conduct a focused survey for active bird nests within 14 days prior to
the disturbance of the construction area and periodic field surveys during construction to
ensure nests have not been established during construction activities. Nesting surveys for
small birds are only fully effective if carried out between dawn and 11 AM, as many species
become inactive during the middle of the day. If active nests are found, trees/shrubs with
nesting birds shall not be disturbed until abandoned by the birds or a qualified biologist
deems disturbance potential to be minimal (in consultation with the USFWS and/or CDFG,
where appropriate). If applicable, tree removal and grading shall be restricted to a period
following fledging of chicks, which typically occurs between late July and early August. If
an active nest is located within 100 feet (250 feet for raptors) of construction activities, other
restrictions may include establishment of exclusion zones (no ingress of personnel or
equipment at a minimum radius of 100 feet or 250 feet, as appropriate, around the nest as
confirmed by the appropriate resource agency) or alteration of the construction schedule. If
construction activities or tree removal is proposed to occur during the non-breeding season
(September 1 to February 28), a survey is not required, no further studies are necessary, and
no mitigation is required.

Mitigation Measure 3.4.4: A formal wetland delineation shall be conducted for areas that
will be permanently or temporarily impacted by the proposed project. If jurisdictional waters
cannot be avoided, the project applicant shall apply for a CWA Section 404 permit from the
USACE and a Section 401 permit from the RWQCB. These permits shall be obtained prior
to issuance of grading permits and implementation of the proposed project.

The project applicant shall ensure that the project will result in no net loss of waters of the
U.S. by providing mitigation through impact avoidance, impact minimization, and/or
compensatory mitigation for the impact, as determined in the CWA Section 404/401 permits.

Compensatory mitigation may consist of (a) obtaining credits from a mitigation bank; (b)
making a payment to an in-lieu fee program that will conduct wetland, stream, or other
aquatic resource restoration, creation, enhancement, or preservation activities; these
programs are generally administered by government agencies or nonprofit organizations that
have established an agreement with the regulatory agencies to use in-lieu fee payments
collected from permit applicants; and/or (c) providing compensatory mitigation through an
aquatic resource restoration, establishment, enhancement, and/or preservation activity. This
last type of compensatory mitigation may be provided at or adjacent the impact site (i.e., on-
site mitigation) or at another location, usually within the same watershed as the permitted
impact (i.e., off-site mitigation). The project proponent/permit applicant retains
responsibility for the implementation and success of the mitigation project.
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Evidence of compliance with this mitigation measure shall be provided prior to construction
and grading activities for the proposed project.

Mitigation Measure 3.4.6: Each project phase submittal shall demonstrate compliance with
the Rincon del Rio Habitat Management Plan in regards to mitigation and protection of on-
site oak woodland resources.

Mitigation Measure 3.4.7: 100-foot setback of wetland and riparian habitat from
construction shall be established. For all project elements that must unavoidably be
constructed within 100 feet of riparian or wetland areas, the project shall implement water
quality and wildlife habitat mitigation measures provided on pages 7 though 9 of the Rincon
del Rio Habitat Management Plan.

Mitigation Measure 3.4.10: The project applicant shall include visually prominent signage
along all trails on the project site warning trail users of rattlesnake hazards. Language on the
sign shall include the following or similar: “WARNING: Rattlesnakes may be found in this
area. They are important members of the natural community. If you see a rattlesnake, step
away from it slowly. Rattlesnakes are not aggressive and will not attack unless disturbed or
cornered. Avoid placing your hands where you cannot see them and give rattlesnakes plenty
of space.”

GREENHOUSE GASES: To offset the potential impacts associated with the emissions of
Greenhouse Gases resulting from the project, the following mitigation measures are required:

Mitigation Measure 3.5.1a: The project applicant shall be required submit a Construction
Recycling Plan (CRP) with the goal of recycling at least 50 percent of construction waste or
demolition materials. The CRP shall be prepared to the satisfaction of Nevada County and
require the following of the project applicant:

|. Prepare a monthly summary of how many tons of material overall is being diverted
through the CRP throughout construction. The applicant shall report to the County, in an
approved format, on the amount of materials collected, disposed, and diverted, the
facilities to which those materials were taken, and the types of materials which were
recycled.

2. Reuse, recycle, or compost all construction debris to the maximum extent possible. To
the fullest extent possible, all construction waste collected over the course of construction
activities shall be processed to recover all reusable, recyclable, and compostable
materials.

3. Set a goal of achieving a 50 percent diversion for all construction waste resulting from
project construction.

Mitigation Measure 3.5.1b The project applicant shall include the following energy-
efficient building measures to be applied during site development for each structure:
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« Meet CALGreen Building Code Tier 1 standards (Title 24, Part 11) at the time of building
permit issuance.

« A4.203.1 Exceed Tier 1 California Energy Code based on the 2008 energy standard
requirements by 40 percent with the implementation of the following measures:

+ A4.205.1 Radiant Barrier*

+ A4.205.2 Exterior Shading on South & West Windows

« A4.206.1 Blower Door Testing

- A4.207.2 HVAC Commissioning

« A4.207.6 Cooling Equipment SEER higher than 13.0 and EER 11.5 or higher

« A4.207.7 Interior and/or Insulated Ductwork

» A4.207.8 Duct Leakage Testing Shows <6% Leakage*

+ A4.207.9 Whole House Fan

» A4.207.10 Energy STAR Ceiling Fans

« A4.209.1 Hard-wired Lighting Fixtures at least 90% Energy STAR

» A4.210.1 All Applicable Appliances Energy STAR

« Room Specific Air Conditioning

« Interior and/or Insulated Ductwork

» Installation of Programmable Thermostat Timers

« Installation of solar hot water heaters and tankless hot water heaters for each dwelling unit
Additionally, requiring the project applicant to meet and exceed Tier 1 Standards for all
categories will result in the following pre-requisites needing to be met:

« A4.106.4 - Not less than 20% of the total parking, walking, or patio surfaces shall be
permeable (excluding primary driveway, walkway and porch areas).

« A4.106.5 - Roofing materials shall have a minimum 3- year aged solar reflectance and
thermal emittance or a minimum Reflectance Index (SRI) equal to or greater than the values
specified in Tables A4.106.5(1) and A4.106.5(2). Steep slope >64, low slope >10 or 16
(depending on climate zone)

+ A4.303.1 — Kitchen Faucet has a Maximum flow rate of 1.5 gpm.

« A4.303.4 - When landscaping is provided by the builder, a water efficient landscape
irrigation system shall be installed that reduces potable water use.

Tier 1: Reduce the use of potable water to a quantity that does not exceed 65% of ETo times
landscape area.

« 4.408.1 - Recycle and/or salvage for reuse a minimum of 65% of the nonhazardous
construction and demolition debris, or meet a local construction and demolition waste
management ordinance, whichever is more stringent. (Excavated soil and land-clearing
debris excluded).

» A4.403.2 - As allowed by the enforcing agency, reduce cement used in foundation mix
design. Products commonly used to replace cement in concrete mix designs include, but are
not limited to fly ash, slag, silica fume, rice hull ash. Tier 1: Not less than a 20% reduction
in cement use.

« A4.405.3 - Use materials, equivalent in performance to virgin materials, with post-
consumer or pre-consumer recycled content value (RCV) for a percent of the total materials
cost. (RCV equals percent postconsumer + 1/2 percent pre-consumer times material cost.)
Tier 1: minimum 10%.
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« A4.504.2 - Tier 1: At least 80% of resilient flooring installed shall comply with the criteria

listed above.
« A4.504.3 - Tier 1: Install thermal insulation in compliance with the VOC emissions limits
defined in Collaborative for High Performance Schools (CHPS) Low-emitting Materials

List.

Mitigation Measure 3.5.1c: The project applicant shall include a solar photovoltaic system
that can generate at least 1 kW hour of energy per dwelling unit.

Mitigation Measure 3.5.1d: The landscape of the proposed project shall be maintained
without the use of gas-powered landscaping equipment (i.e., lawn mowers, leaf blowers,
chainsaws, and hedge trimmers).

Mitigation Measure 3.5.1e: The project applicant shall include the following water
conservation measures to be applied site development for each structure.

« Indoor water conservation measures shall be incorporated, such as use of low-flow toilets,
showers and faucets.

« Low- water use landscaping (i.e., drought-tolerant plants and drip irrigation) shall be
installed. At least 75 percent of all landscaping plants shall be drought-tolerant as determined
by a licensed landscape architect or contractor.

Mitigation Measure 3.5.1f: The project applicant shall provide, operate, and fund arecycling
and compost drop-off site for residents.

Mitigation Measure 3.5.1g: The project applicant shall purchase carbon credits to offset 584
metric tons of greenhouse gas emissions. Only carbon offset credits that are verified and
registered with the Climate Action Reserve may be used to offset project emissions.
Verification of this purchase and the associated offset shall be provided to the Nevada County
Community Development Department prior to issuance of building permits.

Cultural and Paleontological Resources: To offset the potential impact that could occur
from the project to cultural and paleontological resources, the following mitigation measures
are required:

Mitigation Measure 3.6.2a: The project applicant shall retain a qualified archaeologist
meeting the Secretary of Interior’s Professional Qualifications Standards in prehistoric or
historical archaeology, as appropriate, to monitor all initial ground-disturbing activities in
native soils or sediments, including all vegetation removal. If no cultural resources are
identified during this phase of ground disturbance, and if determined between the qualified
archacologist and the lead agency, monitoring may be reduced to on-call status.

If any prehistoric or historic artifacts or other indications of archaeological resources are
found during site grading or once project construction is under way, the on-site monitor shall
be empowered to temporarily halt or divert construction in the immediate vicinity of the
discovery while it is evaluated for significance, and the County shall be immediately notified.
Construction activities could continue in other areas. The archaeologist shall evaluate the
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finds and recommend appropriate mitigation measures for the inadvertently discovered
cultural resources. The County and the project applicant will consider the recommendations
of the qualified archaeologist. The County, the qualified archaeologist, and the project
applicant shall consult and agree upon implementation of a measure or measures that the
County, the qualified archaeologist, and the project applicant deem feasible and appropriate.
Such measures may include avoidance, preservation in place, excavation, documentation,
curation, data recovery, or other appropriate measures. Further ground disturbance shall not
resume within the area of the discovery until an agreement has been reached by the project
applicant, the qualified project archaeologist, and the lead agency as to the appropriate
preservation or mitigation measures.

Mitigation Measure 3.6.2b: Should cultural resources, other than human remains, be
discovered during construction activities when an archaeological monitor is not present,
project personnel shall halt such activities in the immediate area and notify a qualified
archaeologist meeting the Secretary of Interior’s Professional Qualifications Standards in
prehistoric or historical archaeology immediately to evaluate the resource(s) encountered and
recommend the development of mitigation measures for potentially significant resources
consistent with PRC Section 21083.2(i). Construction activities could continue in other
areas. The archaeologist shall evaluate the finds and recommend appropriate mitigation
measures for the inadvertently discovered cultural resources. The County and the project
applicant will consider the recommendations of the qualified archaeologist. The County, the
qualified archaeologist, and the project applicant shall consult and agree upon
implementation of a measure or measures that the County, the qualified archaeologist, and
the project applicant deem feasible and appropriate. Such measures may include avoidance,
preservation in place, excavation, documentation, curation, data recovery, or other
appropriate measures. Further ground disturbance shall not resume within the area of the
discovery until an agreement has been reached by the project applicant, the qualified project
archaeologist, and the lead agency, as well as the Native American tribal representative if
relevant, as to the appropriate preservation or mitigation measures.

Should the discovery include Native American human remains, in addition to the required
procedures of Health and Safety Code Section 7050.5, PRC Section 5097.98 and California
Code of Regulations (CCR) Section 15064.5(e), all work must stop in the immediate vicinity
of the find and the Nevada County Coroner must be notified. If the remains are determined
to be Native American, the coroner will notify the Native American Heritage Commission,
and the procedures outlined in CEQA Sections 15064.5(d) and (e) shall be followed.

Mitigation Measure 3.6.3: Should any paleontological resources (i.¢., fossils) be uncovered
during project construction activities, all work in the immediate vicinity shall be halted or
diverted to other areas on the site and the County shall be immediately notified. A qualified
paleontologist shall be retained to evaluate the finds and recommend appropriate mitigation
measures for the inadvertently discovered paleontological resources. The County and the
project applicant shall consider the recommendations of the qualified paleontologist. The
County, the qualified paleontologist, and the project applicant shall consult and agree upon
implementation of a measure or measures that the County, the qualified paleontologist, and
the project applicant deem feasible and appropriate. Such measures may include avoidance,
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preservation in place, excavation, documentation, curation, data recovery, or other
appropriate measures. Further ground disturbance shall not resume within the area of the
discovery until an agreement has been reached by the project applicant, qualified
paleontologist, and the County, as well as the Native American tribal representative if
relevant, as to the appropriate preservation or mitigation measures.

Hazardous Materials/Human Health: To reduce the potential impacts to Hazardous
Materials/Human Health, the following mitigation measures shall be required:

Mitigation Measure 3.8.7: The project applicant shall prepare an emergency evacuation
plan for the project site. The plan shall address methods of notifying and evacuating all
residents, guests, and employees in a safe and efficient manner in the event of an emergency,
including but not limited to vanpooling, transport of residents under nursing care, and
identification of an emergency meeting location.

NOISE: To offset the potentially adverse impacts associated with Noise, the following
mitigation measure shall be required:

Mitigation Measure 3.11.1: The following mitigation measures shall be implemented and
specified on all construction contracts:

a)  Construction activities (excluding activities that would result in a safety concern to the
public or construction workers) shall be limited to between the hours of 7:00 a.m. and
7:00 p.m. Construction activities shall be prohibited on Sundays and state and federal
holidays.

b) Construction equipment shall be properly maintained and equipped with noise-
reduction intake and exhaust mufflers and shrouds, in accordance with manufacturers’
recommendations.

¢) Construction equipment staging areas shall be centrally located on the project site or
located at the farthest distance possible from nearby residential land uses.

d)  All motorized construction equipment and vehicles shall be turned off when not in use.
e) Ata prominent location legible from a public road at or near the construction area(s) a
phone number and contact information shall be provided of a site supervisor or

manager with authority to deal with noise complaints. The sign shall be present for the
duration of construction.

The following mitigation measures shall be implemented and specified on all construction
contracts:

Sewer Lift Stations

a)  The proposed sewer lift station, and optional station if needed, shall be designed so that
operation noise levels at nearby noise-sensitive receptors would not exceed applicable
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Nevada County noise standards (refer to Draft EIR Table 3.11-5). Typical design
measures may include, but are not limited to, selection of low-noise-generating
equipment, incorporation of equipment shielding and enclosures, and use of sound-
rated doors and vents.

On-Site Agricultural Activities
b)  Ons-site agricultural activities using noise generating equipment shall be limited to the
daytime hours of 7 a.m. to 7 p.m.

Auto/Tractor Repair Barns
¢)  Use of the auto/tractor repair barns shall be subject to the following conditions:

1.  Noise-generating activities/equipment repair shall be conducted within the barn.

2. All doors and windows shall be closed when noise-generating activities are
conducted.

3.  Signage specifying the above conditions shall be posted at building entrances.

d) Stationary equipment (i.e., air compressors, generators, etc.) shall be designed and
installed so that operational noise levels at nearby noise-sensitive land uses would not
exceed applicable Nevada County noise standards of 55 dBA Leq during the daytime
hours of 7 a.m. to 7 p.m., in accordance with Nevada County noise standards (refer to
Draft EIR Table 3.11-5). Typical design measures may include, but are not limited to,
the selection of low-noise-generating equipment, incorporation of equipment shielding,
and locating equipment indoors and/or within enclosures.

e) Main building entrances/overhead doors shall be shielded from direct line of sight of
proposed on-site dwelling units located within 250 feet of the repair barns.

Property Maintenance
f)  Landscape maintenance activities using noise-generating equipment shall be limited to
the daytime hours of 7 a.m. to 7 p.m.

g) Building equipment and material loading/unloading areas shall be designed so that
operation noise levels at nearby noise-sensitive receptors would not exceed applicable
Nevada County noise standards (refer to Draft EIR Table 3.11-5). Typical design
measures may include, but are not limited to, selection of low-noise-generating
equipment, incorporation of equipment shielding and enclosures, use of sound-rated
doors and vents, and incorporation of sound barriers/building parapets to interrupt line
of sight between the source and nearby receptors.

Building Mechanical Equipment

h)  Building equipment shall be designed and installed so that operational noise levels at
nearby noise-sensitive land uses would not exceed applicable Nevada County noise
standards (refer to Draft EIR Table 3.11-5). Typical design measures may include, but
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are not limited to, selection of low-noise-generating equipment, incorporation of
equipment shielding, and locating equipment indoors and/or within enclosures.
Building parapets shall be incorporated, where necessary, to shield roof-mounted
equipment from direct line of sight of nearby noise-sensitive receptors. No mitigation
will be required if the project applicant provides a noise analysis of the final design
demonstrating compliance with County noise standards.

Recreational Uses

i)

i)

k)

Team use of recreational areas shall be prohibited during the more noise-sensitive
nighttime hours of 10 p.m. to 7 a.m.

Pickleball courts shall be located no closer than 250 feet from existing adjacent
residential properties or on-site residential units, or shielding (e.g., noise
curtains/blankets or barriers) shall be installed at the court perimeter sufficient to shield
noise-sensitive receptors located within 250 feet of the courts. Noise curtains or barriers
shall be installed/constructed to a minimum height of 6 feet above ground level with
no visible air gaps between construction materials or at the base of the structure. No
mitigation will be required if the project applicant provides a noise analysis of the final
design demonstrating compliance with County noise standards.

Swimming pool equipment (e.g., pumps, heaters, and blower units) shall be designed
and installed so that equipment operational noise levels at nearby noise-sensitive land
uses would not exceed applicable Nevada County noise standards (refer to Draft EIR
Table 3.11-5). Typical design measures may include, but are not limited to, selection
of low-noise-generating equipment, incorporation of equipment shielding, and locating
equipment indoors and/or within enclosures.

Proposed Dwelling Units

D

Proposed on-site dwelling units shall be equipped with fresh air supply systems or air
conditioning systems to allow windows to remain closed during inclement weather
conditions so that acceptable interior noise levels can be maintained.

Outdoor activity areas or residential dwellings located within 175 feet of pickleball
courts and the outdoor swimming pool, 350 feet of proposed on-site agricultural
farming/orchard areas, and within 250 feet of the proposed auto/tractor repair barns
shall be shielded from direct line of sight of these noise sources, to be measured at a
height of 5 feet above ground level. These distances represent the area of potential
impact within which noise levels from these sources are projected to potentially exceed
the County’s noise standards. No mitigation will be required if the project applicant
provides a noise analysis of the final design demonstrating compliance with County
noise standards.

On-site dwelling units located within 175 feet of pickleball courts and the outdoor
swimming pool, 350 feet of proposed on-site agricultural farming/orchard areas, and
within 250 feet of the proposed auto/tractor repair barns shall be provided written
notification of potential exposure to nuisances noise associated with the operation of
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these nearby uses prior to purchase/occupancy. These distances represent the area of
potential impact within which noise levels from these sources are projected to
potentially exceed the County’s noise standards. No mitigation will be required if the
project applicant provides a noise analysis of the final design demonstrating
compliance with County noise standards.

PUBLIC SERVICES: To offset the potential impacts on Public Services resulting from the
project, the following mitigation measures are required:

Mitigation Measure 3.13.4.2: Prior to approval of improvement plans for each building,
the project applicant shall provide the County with an approved set of improvement plans
accepted by NID, which shall include:

« Quantification of anticipated water usage by parcel.

= A comprehensive water system design for distribution piping and connection to the
existing NID distribution system.

« Appropriate pipe sizing to accommodate minimum fire flow water pressures (as
determined by CAL FIRE, NID, and the HFPD).

« Identification of pipe sizing, pipe location, and the location of the tie-in with NID
facilities.

« Provisions for easement, rights-of-way, and in-fee land to NID for water facilities.

Mitigation Measure 3.13.5.1: Prior to final map recordation, the applicant shall fund the
project’s fair share of addition of membranes at the Lake of the Pines Wastewater Treatment
Plant. NCSD-1 shall determine the exact payment to ensure adequate capacity at the plant is
available.

Mitigation Measure 3.13.6.1: Prior to issuance of occupancy permits the applicant will

complete the following mitigation measures:

1)  All businesses will subscribe to waste collection and recycling services provided by the
County’s franchised waste collection company.

2)  All businesses will participate in the recycling program offered through the County’s
franchised waste collection company. Businesses will recycle all items available
through the company’s program, or an equivalent method, which ensures that the waste
is diverted away from landfill disposal.

3)  Any green waste material generated at the project area such as lawn trimmings,
shrubbery, and tree trimmings shall be diverted away from disposal through the
County’s franchised waste collection company’s green waste collection program, or an
equivalent method which ensures that the waste is diverted away from landfill disposal.
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4)  Adequate space for waste and recycling containers will be constructed at the complex
to ensure ease of collection by the County’s franchised waste collection company. The
units housing the containers shall be constructed to allow sufficient space for the
quantity of containers needed to ensure that the waste and recyclables can be collected
in an efficient manner. Waste Management will be consulted to ensure that sufficient
space is for recycling and trash containers.

TRAFFIC AND CIRCULATION: To offset potentially significant impacts to local and
regional traffic and circulation, the following mitigation measures shall be required:

Mitigation Measure 3.14.4a: The project applicant shall be responsible for the entire cost
of restriping Rincon Way at SR 49. Westbound Rincon Way shall be striped to include
dedicated left and right turn lanes in order to provide positive guidance for motorists queuing
along Rincon Way while waiting to enter the northbound or southbound SR 49 traffic flow.

Mitigation Measure 3.14.4b: 1f the project will modify the Rincon Way/Connie Court
intersection with the completion of the project entrance, changes in roadway segments shall
be designed to meet sight distance standards identified in the Caltrans Highway Design
Manual. A minimum 150-foot sight line shall be provided meeting stopping sight distance
standards identified in the Caltrans Highway Design Manual.

Mitigation Measure 3.14.5: The project applicant shall include visually prominent signage
on or beside the proposed emergency access gate separating the site and Rodeo Flat Road.
The signage shall indicate that the access is intended for emergency vehicle access only, or
other wording limiting the access roadway to emergency vehicle traffic. The gate shall be
designed to close automatically via spring, gravity, or other means to ensure that it presents
a “closed” visual to drivers on Rodeo Flat Road. The roadway in front of the gate shall have
a Fire Marshall approved turnaround that does not involve entering the gate.

Implementation of these mitigation measures will reduce the level of impact to a less than
significant level.
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Mitigation Monitoring Matrix:

MEASURE

MONITORING AUTHORITY

WHEN IMPLEMENTED

MM 3.3.1a

Nevada County Community
Development Agency; Northern
Sierra Air Quality Management
District

The Off-Road Construction
Equipment Emission Reduction Plan
shall be submitted and approved
prior to issuance of grading permits
for the first phase of construction.
The plan shall be implemented
during all phases of construction.

MM 3.3.1b

Nevada County Community
Development Agency; Northern
Sierra Air Quality Management
District

The requirement shall be shown as a
note on the construction plans and
implemented during construction

MM 3.3.1¢c

Nevada County Community
Development Agency; Northern
Sierra Air Quality Management
District

The requirement shall be shown as a
note on the construction plans and
implemented during construction

MM 3.3.1d

Nevada County Community
Development Agency; Northern
Sierra Air Quality Management
District

The requirement shall be shown as a
note on the construction plans and
implemented during construction

MM 3.3.3

Nevada County Community
Development Agency; Northern
Sierra Air Quality Management
District

The requirement shall be shown as a
note on the construction plans and
implemented throughout the time
span of project operations

MM 3.4.1

Nevada County Planning
Department

Prior to any vegetation removal or
ground-disturbing activities. Surveys
will be conducted during the
species’ blooming period and
submitted to the Planning
department

MM 3.4.2a

Nevada County Planning
Department

The project applicant shall
incorporate requirements into final
improvement plans. Surveys shall be
conducted prior to any vegetation
removal or ground-disturbing
activities and submitted to the
Planning Department for review. If
California red-legged frogs or
foothill yellow-legged frogs are
found, monitoring activities shall be
conducted throughout construction
until the area is unoccupied.

MM 3.4.2b

Nevada County Planning
Department

Consultation with the USFWS will
occur after protocol-level surveys
are conducted. Compensation for
loss of habitat will occur prior to any
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vegetation removal or ground-
disturbing activities and as directed
through consultation with the
USFWS.

MM 3.4.2¢

Nevada County Planning
Department

The project applicant shall
incorporate requirements into final
improvement plans. If California
red-legged frogs are found, these
minimization measures shall be
implemented.

MM 3.4.2d

Nevada County Planning
Department

A qualified biologist shall
implement a worker awareness
program prior to any vegetation
removal or ground-disturbing
activities

MM 3.4.2¢

Nevada County Planning
Department

Prior to any vegetation removal or
ground-disturbing activities

MM 3.4.3a

Nevada County Planning
Department

Submitted to the Planning
Department prior to any vegetation
removal or ground-disturbing
activities

MM 3.4.3b

Nevada County Planning
Department

Submitted to the Planning
Department prior to any vegetation
removal or ground-disturbing
activities. Reference to this
requirement and the Migratory Bird
Treaty Act (MBTA) shall be
included in the construction
specifications.

MM 3.44

Nevada County Planning
Department

Prior to any vegetation removal or
ground-disturbing activities

MM 3.4.6

Nevada County Planning
Department

Mitigation and protection areas shall
be shown on the grading and
construction plans and protected
prior to any vegetation removal or
ground-disturbing activities

MM 3.4.7

Nevada County Planning
Department

Wetland setbacks shall be shown on
the final plans and implemented
prior to any vegetation removal or
ground-disturbing activities

MM 3.4.10

Nevada County Planning
Department

The signage shall be submitted to
Planning for review and approval
and remain throughout time span of
project operation
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MM 3.5.1a Nevada County Community Submit plan to Planning Department
Development Agency prior to building permit issuance and
implemented during construction
MM 3.5.1b Nevada County Community Shown as a note on the building
Development Agency plans and compliance with
mitigation shall be demonstrated
prior to the issuance of building
permits
MM 3.5.1¢c Nevada County Community Submit plan prior to the issuance of
Development Agency building permits
MM 3.5.1d Nevada County Community Included as a requirement of the Use
Development Agency Permit and as a-note on the final
landscape plans
MM 3.5.1e Nevada County Community Included as a requirement of the Use
Development Agency Permit and as a note on the final
landscape plans
MM 3.5.1f Nevada County Community Included as a requirement of the Use
Development Agency Permit and shall be shown on the
final landscape plans
MM 3.5.1g Nevada County Community Evidence of compliance shall be
Development Agency shown prior to the issuance of
building permits
MM 3.6.2a Nevada County Planning Evidence of compliance shall be show
Department prior to issuance of grading permits ar|
implemented during ground-disturbing
activities
MM 3.6.2b Nevada County Planning Department| Shall be shown as a note on the final
improvement plans and implemented
ground-disturbing activities
MM 3.6.3 Nevada County Planning Shall be shown as a note on the final
Department improvement plans and implemented {
ground-disturbing activities
MM 3.8.7 Nevada County Community Developy Submitted to Planning Department an
Agency and the Higgins Fire Protecti| Department prior to occupancy clearai
District
MM 3.11.1 Nevada County Planning Department| Shown on the final grading plans and
implemented prior to and during
construction
MM 3.11.3 Nevada County Planning Department| Shown as a note on the final improven
plans and site plans and implemented
to construction and during operation.
Operational noise restrictions shall be
in both the Use Permit and plans for €
the following features as noted in the
mitigation measure:
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e On-site agricultural
activities.

e Auto/Tractor Repair Barns

e Overall project landscaping
and general maintenance
activities.

e Recreation features

e Dwelling units

MM 3.13.4.2 Nevada County Planning Department| Prior to improvement plan approval
MM 3.13.5.1 Nevada County Sanitation District-1 | Prior to final map approval
MM 3.13.6.1 Nevada County Department of Recycling areas shall be shown on the
Transportation and Sanitation site plans and implemented prior to th
issuance of occupancy permits for
commercial and retail establishments
MM 3.14.4a Nevada County Department of Prior to the issuance of grading
Public Works permit for the first phase of
construction
MM 3.14.4b Nevada County Department of Prior to the issuance of a grading
Public Works permit for the first phase of
construction
MM 3.14.5 Submit sign plan to Planning and

Nevada County Department of
Public Works

Fire Department prior to issuance of
occupancy permit
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B. DEPARTMENT OF PUBLIC WORKS —ROADS

The following are this Department’s recommended Roads Conditions of Approval to be required
prior to map recordation:

1.  Right-of~Way and Road Improvements:

A) Interior Roads:
i) Right-of-way for the roads within this development shall be offered for dedication
for Public Utilities and Public Roads at 40 feet wide minimum. Separately offer
a 40-foot wide minimum easement for Emergency Access purposes on all interior
roads within this subdivision.

ii) Establish a road maintenance agreement or fund for maintenance of the internal
project roads. If Rincon del Rio is gated, a Permanent Road Division (PRD) may
not be used for the long-term road maintenance.

iii) The interior primary access roads shall be constructed to Local Class 2 standards,
with exceptions as outlined in the Petition for Exceptions, allowing a reduction
of the right-of-way width from 50 feet to 40 feet, and shoulder width from 4 feet
to 2 feet when AC dike is used. Road improvements shall be constructed to meet
the needs of each phase of development (with the caveat that emergency access
is required prior to map recordation) in accordance with approved project plans,
with turnarounds provided as determined by the fire agency. All roads shall meet
all applicable County standards, including sight distance standards. The interior
roads shall have a minimum of two 10-foot lanes with an additional 8 feet of
pavement width on each side of the road where on-street parking is allowed. In
areas without parking, the interior roads shall have a minimum of two 10-foot
lanes with 2-foot shoulders when AC dike is used and 10-foot lanes with 4-foot
shoulders where AC dike is not used. Post “no parking” signs where appropriate
and where on-street parking is not provided. Curb and gutter improvements are
also required where applicable per project plans. A pedestrian plan shall be
provided for the review and approval of Public Works staff to ensure internal
pedestrian circulation and access to onsite amenities from residential units.

iv) The emergency access road shall be constructed to Fire Standard Access Road
standards in place at the time of the original approval, with the exceptions
provided in the Petition for Exceptions for grade.

v) All emergency vehicle access gates shall include visually prominent signage on
or beside the proposed access gate separating the site and Rodeo Flat Road.
Signage shall indicate that the access is intended for emergency vehicle access
only, other similar wording. The roadway in front of the gates shall have a Fire
Marshal approved turnaround. Gate design shall be approved by the Fire Marshal

vi) A bus stop meeting ADA requirements and a cul-de-sac or other turnaround
opportunity shall be constructed on each side of the gatehouse to allow traffic,
including Gold Country Stage buses, an opportunity to turn around immediately
prior to and after the gatehouse. Design shall meet County standards and be
approved by the Fire Marshalt and the Department of Public Works.
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B)

C)

vii) The gatehouse shall be video monitored or staffed 24 hours per day, 7 days per
week to provide for emergency access at all times. Additionally, the gate shall be
equipped with automation controls for the gate to open as emergency vehicles
approach. Design and specifications shall be provided to the Higgins Fire
Protection District and the Nevada County Office of the Fire Marshal and
approved, prior to installation.

Rincon Way/Hidden Ranch Road (between State Route 49 and Project Entrance at
Planned Gatehouse): The applicant shall construct improvements to this segment to
meet Local Class 2 standards. Provide a 2-inch overlay of existing asphalt to meet
Local Class 2 standards. Refurbish existing road ditches — excavate at inlets and
outlets as needed to restore functionality and stabilize roadside ditches. Restripe
westbound Rincon Way to include dedicated westbound left and right turn lanes at
State Route 49. All work shall be done in accordance with applicable County
standards. Any work on Rincon Way that encroaches on State property shall be
completed through the State’s encroachment permit process. All improvements
described above include Rincon Way/Hidden Ranch Road from the planned
gatehouse at the project entry to Highway 49.

Rincon Way (between Hidden Ranch Road and Connie Court): The applicant shall
construct improvements to this segment to meet Local Class 2 standards, including
constructing a 20-foot-wide asphalt roadway with 4-foot-wide shoulders within the
existing 30’ road and public utilities easement. Realign the existing roadway as
necessary to stay within the existing easement. Provide centerline striping and
conform with other portions of Rincon Way as necessary. Install 1.5-foot retaining
wall on the north side of Rincon Way and 4-foot retaining wall on the south side of
Rincon Way. Install AC dike on the south side of Rincon Way where applicable per
the project plans. Where Caltrans and County standards differ, all improvements at
the intersection of Rincon Way and Connie Court shall be constructed to ensure
sufficient stopping sight distance as required by the County. All improvements shall
occur within the existing easement. Relocate existing power poles as necessary to
stay within existing easement. All work shall be done in accordance with applicable
County standards.

D) A road maintenance agreement or PRD shall be established for the maintenance of

A)

B)

C)

Rincon Way between the project site and Highway 49. The owner(s) of the CCRC
shall solely bear all road maintenance obligations during project construction as well
as all ongoing maintenance costs for Rincon Way/Hidden Ranch Road from the
project’s planned gatehouse to Highway 49. The agreement shall establish a reserve
for funding future maintenance and improvement needs.

Miscellaneous

Improvement plans, prepared by the subdivider’s engineer, shall be submitted to and
approved by the Department of Public Works prior to commencement of
improvements.

Engineer’s Certification: The subdivider’s engineer shall certify that the required
improvements were constructed in conformance with the approved plans.

An encroachment permit, issued by the Department of Public Works, shall be
required prior to commencement of any work in the public right-of-way.
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D) Tax Statement: The tax statement shall be signed by the Nevada County Tax
Collector prior to final map submittal to the Nevada County Department of Public
Works for recordation.

E) The following notes shall be included on the Supplemental Data Sheet for the Final
Map:

1. “A Road Improvement Fee in accordance with Nevada County Ordinance No.
1829, creating and establishing the authority for imposing and charging a Road
Improvement Fee with the unincorporated territory of Nevada County, will be
levied at the issuance of building permits for each parcel created by the map, and
will be based on the latest fee schedule adopted by the Nevada County Board of
Supervisors.”

F) Final Map Submittal: Prepare and submit a final Subdivision Map for review and
approval by the County Surveyor pursuant to the Subdivision Map Act, Sections 66433-
66443. All easements shall be shown or noted on the final Subdivision Map per the title
report.

C. DEPARTMENT OF PUBLIC WORKS — SANITATION

The following are the Department’s Sanitation recommended Conditions of Approval for
Wastewater Collection/Conveyance System and Treatment and Disposal Facilities to be required
prior to map recordation:

1.

Onsite Wastewater Collection System: Design and construct onsite wastewater collection
system in accordance with District standards and ordinances. Upon satisfactory completion
of construction said system shall be offered to Nevada County Sanitation District No. 1 Lake
of the Pines Zone 2 for administration, operation, and maintenance.

Offsite Wastewater Conveyance System: Design, and construct offsite wastewater
conveyance system in accordance with District standards and ordinances. Said offsite
system shall convey wastewater from the offsite system to the LOP wastewater treatment
facility. Upon satisfactory completion of construction said system shall be offered to Nevada
County Sanitation District No. 1 Lake of the Pines Zone 2 for administration, operation, and
maintenance. Alternative A is the approved route for wastewater facilities. However, the
applicant may elect to construct utilities via Alternative B if they acquire all the necessary
easements, rights of way, permits, and permissions to install the infrastructure to facilitate
capture and conveyance of sewerage from the contributing structures to the Lake of the Pines
Wastewater Treatment Facility. The County will not be held responsible for the
implementation of Alternative B in any way given that Alternative A is feasible

Reimbursement Agreement: A reimbursement agreement may be developed for the
expanded capacity.

Acquisition of Future Sewer Capacity: The Project will need to acquire future sewer capacity
from the Nevada County Sanitation District No. 1, Lake of the Pines, Zone 2 Wastewater
Treatment Facility through the purchase of EDUs as established in the Sanitation District
Code. Once connected to the sewer each EDU would be charged an annual sewer service
charge. An estimated 253.68 EDUs will need to be acquired for the capacity needs of the
proposed project. The Developer shall prepare a Sewer Design Report detailing the
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development’s proposed infrastructure needs, anticipated hydraulic loads, system sizing and
criteria, and any data to provide actual flow information for comparable units that are already
in existence in order to make the final determination as to the EDU allocation per dwelling
unit/type.

The Lake of the Pines Wastewater Treatment Plant (WWTP) is currently at near capacity
(considering both existing and already approved projects), with a calculated 68 EDU’s
available for new proposed projects, available on a first come, first serve basis. As such, the
Project may pay for up to 68 EDU’s in advance, based on availability of EDU’s at the time
of payment.

Under the current EDU Charge and after the existing 68 EDU’s are either paid for and/or
used, any additional EDU’s from the Project will require the construction/installation of an
additional two cassette pairs for two basins at the Lake of the Pines WWTP since the cost for
said cassettes are not included in the current EDU charge, As such, the Project/Developer
shall be required to pay the County actual cost determined as a result of a competitive bid
(estimated at $700,000) to be utilized for the purposes of expanding the capacity of the
existing treatment plant’s Membrane Bioreactor System (MBR) and shall concurrently
provide a Service Commitment Agreement as outlined and further discussed in the approved
Development Agreement. This payment shall be made pursuant to the following terms
and/or schedule:

e One year prior to the issuance of any building permit for any structure approved after
available EDU’s (currently 68) are connected in order to allow time for the work to occur.

Should the EDU Charge for the Lake of the Pines WWTP be revised to include the cost of
additional cassettes in the MBR, the separate cost for the construction/installation of an
additional two cassette pairs described above would not be required.

5. Improvement Plans: Improvement plans, prepared by the subdivider’s engineer, shall be
submitted to and approved by the Sanitation District prior to commencement of onsite
wastewater collection and offsite conveyance system improvements. These plans shall
include the hydraulic design of the sewer system.

Engineer’s Certification: The subdivider’s engineer shall certify that the required
improvements were constructed in conformance with the approved plans.

D. HIGGINS FIRE PROTECTION DISTRICT/COUNTY FIRE MARSHAL

1. The applicant shall complete the installation of all backbone water supply infrastructure for
the project and the water service infrastructure for each project phases being undertaken prior
to the issuance of a building permit in the phase to be constructed. Fire hydrants shall be
considered part of the backbone water supply infrastructure.

2. A comprehensive vegetation management plan shall be created for the entire site. Areas
identified as being covered by the required landscape plan may be omitted from the
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Vegetation Management Plan. Once approved, the plan shall be adhered to, in perpetuity
with the project.

3. The maximum distance from any point on road frontage to a fire hydrant shall not exceed
250-feet and potentially less depending on required fire flow for individual structures.
Additional hydrants will be required at the time construction of units without direct road
access and will be identified at the time of plan submittal.

4.  All structures within Rincon del Rio shall have installed throughout an approved, fully
supervised automatic fire sprinkler system. All plans for automatic fire sprinkler systems
shall be developed to National Fire Protection Association (NFPA) 13, 13D, or I3R
standards dependent on occupancy. And shall comply with the California Building and Fire
Code.

5. All structures within Rincon del Rio shall have installed throughout, an approved, fully
supervised, automatic smoke and or heat detection fire alarm system. All plans for automatic
fire alarm systems shall be developed to National Fire Protection Association (NFPA) 72
standards and shall comply with the California Building and Fire Code.

6. Fire Flow will be determined using current California Fire Code (CFC) Appendix B.

Approval of this application is subject to the applicant agreeing to complete the requirements
of 4 & 5 prior to issuance of building permits.

7. Roadways shall meet Nevada County Ord. L-XVII 3.4 standards, and shall be no less than
20 feet in width with 4 foot wide shoulders, or 2 foot wide shoulders when AC dike is used.
e Roads, Driveways and street networks, whether public or private shall provide for safe
access of emergency equipment and civilian evacuation concurrently, and shall provide
unobstructed traffic circulation during an emergency.
e All roadways unable to support parking in any configuration shall be identified with
appropriate “No Parking” signage and red painted curbs.

8.  Gated Access and Egress Roadways
e Gates proposed at required access and egress roadways shall be at least two feet wider
than the width of the traffic lane serving that gate. Gates shall be accessible to emergency
responders through approved Fire Marshal devices. Gates shall allow automatic egress
in the event of an emergency. Gates shall automatically open and remain open during
power outages and meet the conditions outlined above.

9.  Defensible Space Nevada County Ord. L-114.3.18 C 2
Prior to any occupancy vegetation clearance around structures shall meet the minimum
requirements of Public Resources Code Section 4291. Structures shall maintain a firebreak
by removing and clearing away all brush, flammable vegetation or combustible growth no
less than 100 feet from structures or to the property line, whichever is closer. Such clearing
does not apply to individual isolated trees, ornamental shrubbery or similar plants, which are
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used for ground cover unless such vegetation forms a means of rapidly transmitting fire from
ground vegetation to canopy trees. Replacement vegetation should be ornamental shrubbery
of the fire safe varieties. Additional clearing may be required by the Fire Marshal if extra
hazardous conditions exist. All flammable vegetation and fuels caused by site development
shall be legally disposed or removed.

E. NORTHERN SIERRA AIR QUALITY MANAGEMENT DISTRICT

. A Dust Control Plan shall be submitted to the Northern Sierra Air Quality Management
District prior to any disturbance of topsoil, including clearing, grubbing or grading activities.
The Plan shall be incorporated into all construction or improvement plans and shall include
all mitigation measures required for this project.

2. All material transported off-site shall be either sufficiently watered or securely covered to
prevent public nuisance, and there must be a minimum of six (6) inches of freeboard in the
bed of the transport vehicle.

3. Paved streets adjacent to the project shall be swept or washed at the end of each day, or more
frequently if necessary to remove excessive accumulations of silt and/or mud which may
have resulted from activities at the project site.

4.  Prior to final occupancy, the developer shall re-establish ground cover on the site through
seeding and watering in accordance with the local grading ordinance.

F. NEVADA COUNTY COMMUNITY DEVELOPMENT AGENCY
ENVIRONMENTAL HEALTH DEPARTMENT

. Environmental Health has no objection to this project subject to normal requirements of
County Ordinance and State Law. Such as, proper abandonment of the existing septic system
and well (LUDC chapters VI & X) and construction of food facilities/pools/spas in
conformance with California Health and Safety Code.

2. All Commercial Kitchens that are constructed in Nevada County and are intended for the
purpose of serving food to the public and/or residents of a private living community are
required to have a Food Facility Operational Permit that is issued by the Nevada County
Department of Environmental Health. All proposed site plans, equipment specification
sheets and proposed menu shall be submitted to the Nevada County Department of
Environmental Health for approval prior to any construction or implementation.

3. Public swimming pools and spas are regulated by the Nevada County Department of

Environmental Health and the construction of any public pool or spa shall obtain approval
prior to construction from the Nevada County Department of Environmental Health.
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G. NEVADA COUNTY BUILDING DEPARTMENT

1.

10.

11.

12.

Complete erosion control, construction and utility plans shall be submitted for review at time
of building/grading permit submittals in conformance with Nevada County Land-Use Code
Chapter V.

Plans submitted shall be completed by licensed California design professionals in each
respective field (structural, electrical, mechanical and architectural).

2 sets of wet stamped/signed complete geotechnical evaluation reports shall be submitted
related to the subdivision at time of building/grading permit submittals for any grading or
building construction at this site.

2 sets of wet stamped/signed site drainage calculations shall be provided at time of
building/grading permit submittals.

The special inspection and testing agreement shall be completed and submitted for any
required project special inspections.

All site disabled accessibility requirements shall be incorporated into all plan submittals
including but not limited to parking, routes of travel, access/egress components, restrooms,
and all other related site amenities.

Temporary and permanent bike parking spaces shall be provided by the total number of
parking spaces provided per the CA Green Building Standards Code.

Clean air/EV/vanpool parking spaces shall be provided based on the overall number of
parking spaces provided per the CA Green Building Standards Code.

Plans shall indicate the accommodation for the installation of required elements for the future
installation of Electric Vehicle (EV) charging stations per the CA Green Building Standards
Code. A minimum number of future EV charging stations shall be provided per this code. A
minimum number of these spaces shall be designed to meet requirements for a van accessible
parking space and a minimum of spaces shall be designed to meet the requirements for a
standard disabled accessible parking space per Chapter 11B of the California Building Code.

A complete code analysis shall be provided for the building showing allowable area, height,
fire protection components, non-separated/separated uses, property setbacks, etc.
Requirements for location on property, fire suppression requirements, etc will be reviewed
once this information is provided.

A plumbing fixture analysis/calculation shall be provided showing the minimum
number/type of plumbing fixtures required for the building uses per the CA Plumbing Code.

The project shall meet all ignition resistant Wildland Urban Interface (WUI) construction
requirements per Chapter 7A of the CA Building Code.
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13.

14.

15.

16.

The landscaping on the site shall be designed to meet the state model water efficient
landscape ordinance (M WELO) requirements. Complete plans, details and calculations shall
be provided by a licensed landscape architect indicating compliance.

An accessible path of travel shall be provided from the buildings to the public way for all
commercial facilities and public accommodations.

At the time of applications for building permits, the project/applicant will be required to
submit complete plans, including site accessibility plans, showing conformity with
applicable section of Chapter 11A and 11B of the California Building Code (or successor
reference).

At the time of applications for building permits, the project/applicant shall submit copies of
will-serve letters from service providers for the phase or element of the project for which
building permits are being pursued.

NEVADA IRRIGATION DISTRICT (NID)

The applicant has been provided three (3) options to provide water service to the project
which are acceptable to the Nevada Irrigation District and have been outlined in
correspondence to the County, and incorporated into the EIR. The Developer may create
phases in these options upon approval by Nevada Irrigation District.

If water supply is to come from the Timber Ridge tank site, the project shall replace the
existing four-inch (4”") water lines in Rodeo Flat Road with eight-inch (8”) line as approved
by the Nevada Irrigation District. All costs associated with the installation of the new water
line shall be the responsibility of the applicant. This condition must be met before the
issuance of any building permits.

If the private fire system option is selected all domestic water service lines on the project
shall be separate from the water lines to be installed for fire suppression purposes. Both
systems (fire and domestic) shall operate independently of the other system. All domestic
water services shall be equipped with backflow prevention devices per Nevada Irrigation
District standards.

If the water storage tank for fire suppression is constructed, it shall be a privately-owned and
operated water storage facility. The Nevada Irrigation District shall not be responsible for
construction, operation or maintenance of the new storage tank.

The applicant shall be required to increase the size or number of water pumps at the Timber
Ridge tank site to ensure adequate pump capacity and water pressure to the project. All costs

associated with the installation of the new water pumps shall be the responsibility of the
applicant.

At the time of the approval of the final map, the project shall show and record easements to
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the Nevada Irrigation District in all locations where NID facilities exist on the project site to
the satisfaction of the Nevada Irrigation District.

7. The applicant shall encase all existing on-site NID surface canals, as required by the Nevada
Irrigation District, where it is determined that project infrastructure elements (e.g. roads,
wastewater lines, etc.) could impact water quality in the canal or where it is determined that
a public safety hazard is present due to an open canal feature.

8.  As part of the Phase I infrastructure work and prior to the issuance of a building permit for

any project structure, the applicant shall extend the water service line in Rincon Way to the
western edge of the property boundary.

4]



443 1AL B oy 1 mpbuno fmieid @AT.

Y INGRIVEL Shad 31 0 ToV]
“WS0dS1A ISYM IS

15AUED NOUINOM M4 DETH
‘NOTLOALOYd 14

2
‘NYd WHINIS / ININOZ

TWO-QI0~DYE-ARD D=L D-MVE~LRD
$SIITYYI S BOSSISSY
1Y Tllemo Tw0

[5¢ LN 20 00N o1

SR JRERT AT I L

10 62) sumiopos WK< § -

(7un g5) munALORLED PAYRY b

s b proy sty Awunld
uSqam proy 1Ny Aasdul

LNNOD LINN ' ONISYHd

1707 “AMVONVE

ONIAIT YOINTIS O THA NOODNI™

NVId 31IS TIV43A0

LIGITHXT DNISVHI




5 e Umm | -

LrT

wpIs

Soike Aw

AV

ALINE

Il

]

T T

) ergaca oy

Psniam e e [
ity ettt I

(&)
% |
ours| sty
=
- |
(& ]

Sy

HANTDAT

1707 “XAVANVL

ONIAIT dOINHS O THA NOODNIH

L INVUYEL SBAJ 0 T
FI¥YSOJSIQq IIYM3IS

1y

INOHABL

I w svB oy

SIALLITLLN SY9 P WORLI3 13

LIS MUl B T
INOTLIILOYd F¥I

am
L] NV WI3INI9 / SNINOZ
> W
YY ANV
E0~§L0-ar|~450 WA-I-0NL-2D
TRO-G10-0VE=4D VD ~L10-0PE~LED
SRV S, ¥OSSISSY

. A LLNVITIY / 3INMO
o 1) ‘NOLLYWYOINI 153roud

L3 RAINDY LI PO IAR B e
IMOVFIOLNGD NI3Q T1¥H 1NE FHIVI UEHLO HLIM GINIGROO OOy
G310OM3d A¥N DNEYH 0 W3QUO JHL *L12r0NI GHVHd Y B BULL |

32LON ONISVHd
(N 58) sumiawopun) 15 £

9N 02) MNP PGS - i B 1) -
wun sl 02 - EETT]

BESVR 9 52} AunIUUOpOD i §
R

g aedlay; i) Y
withgme e iy
o3 BuL) AEGE - {mvum 01} mummLOPUE) TS Z

{50 05) SumuBmE Payaniy b

Duf sBeod g

AEE ELLT]

(orun o) RummaLapLOD Ead5 9 BUN MoTiure pE -
N alad € Taswnd

EER veminp

XPUN 07 WUNILROD LS b

=_Un 14

I et Py g1

P LA S 1

s 03nes alenn oroess.
L3evHd ueBiaru| proy ey Amuzly -
o atimos 1z e peoy 1wy Auedows -
WEEE TIwvid

O10Hd TVIH3V YWM NV1d 31IS TIVHINO

oze TS

JLI9IHXT ONISVH




e L ]

LrE

PRYS

X31dWOD 100d -

SLY¥NMNOD TVEATIONd -

SA3d NIQYYD ALINTWKOD Q3sivy -
ILIS JINJId ¥ NOILVIHO3Y JOLTTIH *
SNHVE HIV4FH HOLOVHL/OLAY «

Vauy ONIHSIS ¥ DINJIJ JAISANOA -
STIVHL NTHLYVE 3AIM ¥ -

(30QRid 1004 SYANIWIOOTHIAO HIAM =
VIHY 1IVEATTIOAN HOVAd -

vigy Odd dNoHo -

NOLVANTIZA LUINTWY - (- (ONLISITTVIHVA V)

"STILINTWYV 1DAf0odd

ONIAIT HOINAS OIF THA NOONIA

NV1d d31SVIN JAISNIHIHdNOD

L LG

.
=

NYM gruvan SRad B4 D )
SYS04SIA IIYMIS
1y

:ANOHAIAL
JUOTE W o2 RV
*SILLTIILN S¥9 P WOTLI3 B

0

NV TVI3ANTGS / ININOZ
oz

¥3YY ANV
000—C10-0K1~£50 DX—$10-09Z-LD
WO-PIO-CVE- 14D TD-1i0-0H-1D
'SRV S YOSSISSY

¢ 1S Wad kLN 1
DN DMATINOM] ¥ CRBAN 006

JANYITIddY / ¥3INMO

*NOLLYWYOSNI 10370dd

ey ey




W LNFUVEL <D 3L 0 ) —eswm T —— W V- ST - 01 A AL D 0 T - T A

“WSOSTA IIVMIS Jo 11NN WO | FO¥d NO T WM S T W R I e D ] 47 v - AT
wmy Laved oenad 326 - 3 ;
-ANOH43 1AL T LT = 1 S L) T8 R+ 1 )
T v v oM T8 L - 60 ' 2 M “TR) LU MR D M T - A )
SILDIUNSYS? WIMLAE e " AT a0 -
LAUED o YoV = sy e gar.
BLYM - Sdilbasioer TS LI - (77 ' T JCOOND L s 3 8 - o )
D (DUTUeRs 2ar et o Yemelimon 40 T8 T - (TWVD W T W Tl LD D VRO T X - £ Lo
NOLLISLOUd 3 N T3I0LL03 "1 T8 TEUTU - {TW0 W 2 ‘Wt DA} LX) 40T o T of - o EOLEWD
£ oG
NYd W39 / SNINOZ 1003 LA SHION NDILEDXH
2
WY ANV . P D "D WL VI 5 A AN 7 Y Ol NI L U P 0 TUR Ao VARG B0
- g-te1-i20 -010-0NC-D D Y ST e TR0 T1IL ANVNIATIR
WSO T -iD % i g
- 2 % 5 71 08 N OO I3 5 IR 1YL HD KRR LVH QL TORUOOH 5 S S M A
O R e s 1owimen \ %
=] AN —
Q% 2 Pl talin w1
‘NOTLYWH0ANI 133 r0dd

EEHa0En

I EIE| I IV ETE T

Eﬁﬂﬁﬁﬂiﬂﬂﬂﬁﬂﬂﬂﬂﬁﬂ
ARl YRR
BHHERBHEEGREHEEE

HOAOE00EE

R

e
BRE
A8

4
L 4
4 -~
s’
7 -snui“\
r P g
il f a0 DATH SLIOT HAINID TOVITIA @ T7VoaTa SLA0TRAINI TOVITA B
Vs ‘_-- i o WOV IN1 YIWY \DHRDS. e
f ] e P
r -
7 A
" S ST
4 7 H\.
/

/ o 3w

! / (aXX) WNININOANOD XA'1d §

~ 4 =

1207 ‘AAVANVI

ONIAIT HOINTS O TAd NOINIA

dVN JAILVINTL




oyus
——
e ——
s 20 i
NOLL73S AYMAYOY A¥M NOINIY SNLLSIX3

vl LTYHISY 3AIM .9

AIvdl N3HLEYI 3QIM F SNLLSIX3 n

ANTOAT

sin

AvHL LTVHASY IqIM 9

BN

Q350c0ud
S| .¥. NOILO3S QVOM SMdAYD T¥D'dAL ZHL (Trddal)
SISX3 ATINZHHND Ll 3WIHM AVMAYOM 3L NIVINOD
OL Q3INDJY 38 V1M SINIHISYS TYNOILICOY O INIAISYI
ONILSIXT FHL NIHIM TI¥3 OL QI1ONALSNOIIWAILYD0 12N
268 T IN3N3SY3  30M Of  ONUSXI  SHL
SAUING Thea ATINGRAMD (Wil Ay NOosla 20 Sweaisen)

SALON AVA NOONIM

Q314302 CAV NCILYD!03Q 504 03330 N338
AYH SENIT ALNIHOUd ¥Y3H GMY 3QIS OL INITYIQY
S SAVAYOYOX OL INFOWIQY 0L S3Nd HLM SNOTY SAYM
4O LHOW AYWIVON NIHLM S 3Nd ONY SAYMGYCM
ONMO O¥ 3O¥d SNOISIAIGENS 40 € 8 NI J2qr0034
SOHONYN S3N'd 3HL 4O 3YV1 ¥3d .AVM V.IVIN ONY
13 dOL 3001 ¥0 3DQIM HIANIL ‘N 1V14 OC0Y. - @

oRNO
Thie B “Yve 3 INIWISYI ALIILN 3 AYOH 3Q:M CE o

AYM 4O [HOM 3HL 40 3QIS HOY3 NO 3Nd 3QIM 01
HLVA SNOTY AYMQYOH 05 SHL SSONOY 031300V SYM
3Nd. v LG Q3u¥3430, SYM 3ONVIAIDOY AVMAYOM
NOILYOIA30 204 (3NIJH0 SYM AVMQYON ONYO
SL ©d 08NS @ ¥8 NI Q3CE003Y (692 ON dYH NI
HotwH MOCTEIN WICOIM WEd V0 KOt K300 @

AVAM O LHOIH / SINANWASVA

‘SN SLN
[3] NOILOIS QvOd $8300V AONIDYINT TVOIaAL [@) NOIIS3s GvOY NOONRI TvOIdAL

< Mhaceer: .__....\\v\f -
Ll ot | e T |
; — - = |
1
SIN =
(SMOTTV AHAYEOOJOL IHIHW SIN
@ NOILO3S avod SNdWYD 'dAL TYNOILJO @ NOILO3S aVO¥ SNdWVO TvOIdAL

1707 ‘X4VONVI

ONIATT JOINAS O TAd NOONII

NV1d NOILVINO¥IO TIVHIAO




OVERALL INFRASTRUCTURE PLAN

JANUARY, 2021

RINCON DEL RIO SENIOR LIVING

"a

Vs apesunesanes U REEy

-

'f,ﬂ:‘I'f'

il

=
SRty

\ = o
=~ WUy

[

LEGEND:

i
g
?
i
. y !
F : E
e - ¥
g & 8 2 X
£ 0§ 2z & 2 2 1
|- NN [V o)

\\\“\'\‘k\\
"

OFF-SITE SEWER CONNECTION DETAIL

ErPTSE=]




VATHA NEY A4 COUATY, CALITOMA

phineesy

12 SECIION 33 TOWNSHIP 11 NORTH SANGE & EAST AR THE MONIH 12 SZCTION 4 TONNSHP 13 OAIH RANGE.
EEAST M3 AU

RINCON DEL RIO SENIOR LIVING

BER/G A POKIION OF 1H€ SGUTH

PREMLIMINARY GRADING AND DRAINAGE PLAN

NOTE:
oo

i 4,

A
}i?i i
S5 IS - B -

il

(-1 RRJTN

LEGEND:

T o7

-
]
)

=

)




AVM NOONIY

|
|
|
/
A
—~

AVM NOONIY

AYVANNOA
ALY3d0dd

AVM NOY3H AddvH

r/

ONIATT HOINAS OIM THA NOODNIA
1I9IHX3d ANNOY-V -NdN1L ISNOH 31VO




T T o b e

NY1d ONIINVIJ utio e e ¢ wiim oloar
KIYNIWITT] bl <] e e ]

Elad LG S I T AT WS Ly |50

T TETEE————— ] !‘.w}ﬂ!ﬁg ey
— 1 oA e ok e L el it

T T ey v
S iR )

ONIAITYOINIS
ORI 13d NODNI4
4
|
{
i
®

©

VINYOLITYD 'ALNNOD VAVAIN

SNVTd INTIWIOTIATIA IdVISANVT AAVNIWITIAd

o e
l H
H

i
=l
1D w.l
F— ....\(t\
=
P

0

¥

15UPD YISV VISUMSWY 3531

3WNLDTLIHDNY JUVDSANYT

INVSYWYA

G




;E e VINYOLITYD 'ALNNOD VAVAIN ii'fl} wE
jE 3 SNVId LNIWIOTIAIA FdVOSANYT AIVNIWITINA il 52

a <[l ONIAIT MOINIS ﬁ 3
2l ORI 130 NOONM |l
>z = -

;
By
3
b
g
SE- 8

I 5 3 ﬁi"‘w’;'
I3 N LI @ﬁl\*@

e




AVM NODNIY

Ol 73 NOODNIA
2§04 133rOdd THLARINEIM ¥

e

ALMREY
A ]

IFVHOINW

= €09S6 VI MNENuGnw

1331 1HDHV
L=

=R (OE%R)

001 3LINS G MOS0 NENENY 008

AHJANW

GLLT-T

NOILINYLSNOD
d04d LON A

E_ |k 8

|REJER

Papag b

m

- / A DNIIFDIT 3105 ° “W "

s Se _d ce

a0 = =@ i o6 .l.u.I~..|lJ\|\
9@ . Py Hp® .

-®

]

NvaDYId SNILHD LINN #1 Yy

=]

e )
emug 0
]

oo

L5

S dvXE FanLXId LHDIT
ENILHSIT SENLYE IVnLoaLHTEY
QINDASIA WOLSND 3AVH OL N9IE AN 3HL €

BONIATING
ONIL9IX3 1y SLHHT MOHS 1ON 930d Nvld 3HL 2
SHEOONIE NOILOL) MO 9INVINIDO TeNAIAION] FHL A9
AITTCVINCD 3@ TIM Sy T 393HL Sy Houod
AMING LN TeTedAICIN MOHS LON GEOT Ny el SIHL 1

SILON TvalaN=D o ® Ca 0 ®

NOILY2|I=ddy OL J3LIg ALigvaing °y 20 (/.

SLH2IT 1T ANV SaxyIToa 2@ J .r).../
"BUHOT 30 M0 SFOUTEITINOD ONIHDATH T /

SNOILLO GG A3 FoveN ASRIENI moT ‘2 N

"QIACRllY
(NOILYIDOSEY A8 Hivd TWNOLLYNSAUN val |

SALITVND ¢ VialALRID JainiXx|d LHDIT
1NNOH TTvm aivilie =o)
144 93RIZE 1TVIE SNod a¥
T TG Nk o)
BEel SIRITE VIS SNOd o®
Fiod g ey ks wo) A

b
& CaVHOHO \
gEMEG TIVRE SNLod a® -

4 _7»:
e
Tod 2l (VLIS 2o) &Y
8l S3RiZ8 TV BNoa 10 nﬁvn.. @ ® \
INTOD ZainlXid___NOWJmDead _ Toaklis o7 d® o4

ANZDTT DNILHDI & \\

IL

)

sLlwd 0g:€2:1L 6102792/ ' BMpoguEIdRlSBUNYBITINY Td ONILHOIMULITHOOE TYLLINENS NOISSINWOD ONINNYId NOON|M4ad\8L-L2-€ Old 130 NOONIIWNWGIN



i e e e S

STIV130 J9YNTIS

¥2'ALNNOJ YAYAIN HANOS

SNIAIT HOIN3S
0147130 NOINIY

T} I U S LA

NOIS SNYALTYD

mrepgmen |

6% AMH NO NOIS 40 NOILYAZTE © ©

T y ....
._n..:.l\\\h.. |

ALINNNWOD
Ol 73a NOODNI

1500 Pultnr =L iealiv -

"Lidet ey LTl

SNILGING-

- AVM  NOONN

L)

I —maE | v
NOIS 63014435 ® INYHIAIW TYII4AL

(9130 7 1004 OO 367333X3 FN24D $301500) §IXTIS 1Y
($33000 5 INVRNVISIA T4v2 ‘Y32 33) G38ALS TV
“SHOUYIT

[rRS—— o A

— TR T

AIAWNON LNN TIVINIAISTA TWIdAL - F

g

S anises

NS ONDI¥YC 319156320V AJINT AUS

S13gAIN
LYNIAIY 01 1HON WIR04

4004 0L NIVGY

VM OLHIYLLY 01 300V

AN

saTEn T
BT heion YR

Pel crten cratimen

e T

QU1 N aDYW
S St

qauw_

siae wlner

)

sdisilms o
NOIS LAMALS TYIIHAL =

- . — |
(357104 20¥D L) NEIS LALNT NIVIH 30 HOLIIS ¥ HOLYATT

I
i
i
H
£
H
i
i

YO E) oS R|

[RYer T A=

O s

Ady) ) oy AU L) Il
sy B ¥ jissea

e

nmsd
T W e
e e e

MR
MT

e ™ s

_ T:r
=
—-le

i

» <z

.TV QvOa AAHIMYMLS | §

S yosr ——

NOIS ONINIVA TIAIEG 120 YAl

WS TSy e SV e

FUYDLGLLY TaTHA
ANSSITIV Nva. AVNOISK-

NS QL
4D NI Y 39 OLNDIS 30 ¥3uY

FETH P e 3HLLY 033D 36 0L NOS.
l IR
— ORI e WTEE AAEL
o - IR
o U]
TSI -
T
W i
ameYR -

ONAYL dALINALS3d

vl | )

| acg Watia i
Al s o et
I TR R '

e

ATINO STIIIHAA W
QELORLLSHY

- .

7]

av) tias—"

SHOSUAY

4
€A, moms m[&m i
il dap NO 6LHOM
ST AT |
1]
avo
AQ qATalANOD 0 AP IEteda Y
WossTCeY = N
- TR AV Tk u q
i 3
— s I
[~ Kimea zsav OI 19ad NODNRI
e
oLaNoM _
P :
e X
oz s per—— 3
|
b 1 e !
ww e vt
Fe—Y
(35noH 31v2 314Y A3L¥D07] NOIS AVW 3LIS 40 NOILIAS ¥ NOILYAT1E
Al
N
s e
"
i 3 -

ALY Ll S 1 4 \—
R (T T T

PER=TETTS

{ uaNm FovTIA
1

FuvaiL AuagmvaLis |
. A M
\(U!N{I...|\.

N9IS 9NIONIJ ><xﬂ2(_u._.0mnum AVIAL 2

s

AL
KRGS NV Tl Tyl

ANV A1
ONBRYI ON

=

Sotsimart ] w |
d¥YW 3Us N— !




00,4 031v0s OO0C0¥3gW3L03s
ININNODV FHINLONHLISYHINIOVYNOILOO

-

OLNIWNODY
NIVIN 30Y00 ¥3 03S ANV SINVAAUH
3412 HLI D NIVIN ¥31v 0 a3S000d0 -

(0 1810 NOILYLINYS OO0 YavOoanN

CJ 18I0 NOILYLINYS OO YAGvO3IN
33LSNYIN3IOAIYHLI VON3NW
331SNYIOHONYNE vAIZ¥Z303 00 31vLs3
F3LSNHLINOSIZOSI NOYVHS O NHCD
OVLIONVIO VOIWYD O OHVYIN
Ov.131331SNY 0318380 30316003
NO¥3H 030s3]

OYddNN 300VH O Nv3S
FILSNYLINOSNHAD 138VOHVIN O SNOYIT
Ov131183 0 DONYN

COMCOINYD NNY O NOG

NVIODOYVYD O NOa

Ov.1303¥01SYD 09930
JILSNYIONINEY 0 OHYIHS O O¥¥3IL
NVIO iovad

NYID vO3WYD O OdvW

NVIO 039NvD O ¥3IHOOLSIMHO

11088Y NIJvO O AVIOI O
Ov.13713001IN YNNOQ U DdvHUYd
JILSNINOHOFNW MO0 O NYHOILS
FALSNHIONTHLIOTFAL NYSNS O STWYD
3318NA10¥300VU00H YAND O ddy 0d3
F3LSNAYIOHIDONYSSIN YNNOC
Ov1310800S LY380Y

NYHOVID YO JINVHO31S O NID30

3003 vi0O32 000¥Yva
331SNYIONVYHOVIOYIO SYIWOHL

CO0{00d0CoN Y
CCOO0omaNany
OO{C0{CCCONIIDY
OO COONmY
CO{CO{CoNIIY
CEOTO-COMONIMIY
COOCO{—ONIID Y
ODCOOCCooNmY
COOTONComoNII Y
COTO0C0oON Y
COOTCOITTDONI DY
COOCOO0oNmyY
CoOCCOoONI MY
OOCOoCCoONn Y
OD{CO-CCOONmY
COO0-000-CoCONm Y
COO{MO{CONIINY
0T 0{CoONmY
OCO{Co-0_CaNImY
COOCOTOD0ONImY
CCOOOoraNayY
OO0 0N Y
CO0CO0-COCONIIDY
OODOCOCONm Y
OCaCC0COOONIm Y
OCO0COOOOONIIm Y
O O0{O0{000NIm Y
DO0{0-COJ0NIWY

N
~
A\) u .JAMU 008 = 1 3W3S
7

008

OCOOCOOCOCEDECOH0O0O0A0

CO000




WY ET:PbTT 0202/8/1 *6MP'SNYd LOTd\sueld 10]d\6MP\BUNOA-£08002\5193(0J4™qON'S

VINYOLMYD

HDNIAIMT HOINIS Old 139 NOONIY

SNV1d 101d

VD

WIS L0 T3 VD
= a0
BERl0 N ok

TIOHNVA H3M3S

LNYHOAH 343
3NNYALYM 3uld
INTELYM

INM U3M3S

3NN 30804 HIMIS
3d0T3ANT ONITINE

N5

0€=.l
0202 ‘AYVNNYP

G¥—6€ SLOT

HO4
SNV1d 1LO01d

MOvalas oNiging dil

| ——— T

e

—
—
— —

=°

,

4S5 062'S I 48 225'9
6€ LO1 [y gten

i
#

O LIGIHXH

|

—— —— ——

Moval3s aNIaIng dAL




WY €Z:00TT 0202/8/T ‘5P SNYTd LOTd\SUEId J0ld\BMPABUNOA-£08002\5133014 ™GOS

VINYOAMYD

ONIAT HOINIS Ol 130 NOONIY
SNVY1d 10'1d

4S 060'S
2S 1071

|

Js lel'y

45820'S
$5 107

AONYLHOANI
WOO0T 40 SANVINGYA

AdONYD 3SN3Q

FIOHNYN HIM3S
LNVHQAH 3l
ANMAELYM

3NN W3S
3d0T3ANA ONITIING

0€=.l
0202 AJVYNNYT

GG—3G ‘9€—-G¢

¥04
SNV1d 1O1d

fiill

48 052's
8¢ 1071

348 2eL'S
L€ 1071

A i e s e e e e ts L - |

4s182'%
L2 101

Illt_nﬁi lﬂJHI
% T % T
/I INM ALH3d0o¥d




NV EE7HTT 0202/8/T 'BMP SNYTd LOTd\sUeld 101d\BMP\BUNOA-€08007\s199[01d QoS

YINYOLITYD

ONIAITHOIN3S Old 73a NOONIH

SNY'1d 1071d

ENL

VIS A0 TE 2UVD

JONVLYOdAI
s B

o -
\ Yy <
A\ ~ AdONVD 35N30 %
> 1Y TIOHNVH M35 @
\\ INVHQAH L4 \

INMYAYE e S
NN UWE e e e g
3d0T3ANS ONITTING — i —=

MOVAL3S ONIQING dAL

ﬁ\
D

4SGip's
e 107

AN ALY3d0¥d

./I NN ALYIdONd

B~ LG'9G'CE—62 SIOT
SNV1d LO1d

ANTT ALY3dONd \




YINYOHITVO

ONIAITHOINS Ol T30 NOONIH
SNY1d 1071d

SIYLE L0 I3 CRYD

T R

M P

ds12e's
€2 101

XOYEL3S ONIOTING dAL

0€=.l
0202 AYYNNVI

bwlﬁw.wmﬁﬂmm
SNVId 107d

4S626'S
2 101

3N ALY340¥d

4S €89'G
¥9 101

N ININIAVd 40 3903

AdONVJ 35N30
JIOHNYN 43S
INVHOAH 3¥H
TWNYD ININESYONB

TYNVO OIN —

INTYALYA
INT M,
3d013AN3 ONKTING

INIHTT

AN ALY3dodd —




AV £SPHTT 0202/8/T BMP'SNYTd LOTd\sUeld 10|d\BMp\GUnaA-£0800Z\s13afo1d qory's

SNV1d 101d

ONIAIT HOINIS Old 130 NOONId

VINYOLITYD

VLS L0 IE EIVD
AN1S = o=i
SEOL0T DN MObd
I

WS ENOE30 IWI

IN3N3AYd 40 3903 J/

S o e St

MOVEL3S ONITTINB dAL

FONVLYOGMI I
YO0 40 SONVINNYA 2

\

i TIOHNYR 43S ®
[ \
ANVHOAH 341
INELYH
M0 W e —

3dOTIANZ ONITIINE _————

85 101

JEPCEY
DogeEr=y Jyee=1 |

ovalas ONIaINg dAL

48 ¥26'y ml
1S 107 45 L96'F :
0€ =l 05 101 | u%v%w._v
0202 AHYNNYT =
3
c9—8G T1C—-LY
S Z,a\lﬂm_U n_._.Ou_ d e

INIT ALY3d0dd




WY Z0'SETT 0207/8/1 'BMP SNY1d LOTd\sUeld 10]d\BMP\BUNOA-£0800Z\s122(0Jd GON'S

VINYOIITVO

ONIAIT HOIN3S Old T30 NOONIH
SNVY1d LO1d

ELL

- ﬂ

MOVALIS ALY3dodd 0E

30T 40 SANVINYYS 2

TIOHNYN HIM3S .
INVHOAH RIH / V
INMALY .
N TS e e e e
JJOTAND ONIQTING _ ——— ==

g

0e=.ul
020¢ AHVYNNYT

9T—-4 SLO1

404
SNV1d 1O71d

4S0SL'y

45 88.'y
9l 101

4SZL6e's
L 101

3NM ALY3d0dd

dS v88's
b 101

Xovalas ONIaNNg dAL




INY BO'SKTT 0Z02/8/T 'BMP SNYTd 107d\sUeld 10]d\BMP\BUNOA-£0800Z\5193[01d qGOr\'S

VINYOLIMYO

ONIAIT HOINS Old 130 NOONId

SNV'1d 1O71d

m_m

LS 10 T v

DM MOM

e |

MOVELIS ONITTNG d

3 68L'Y 4S 629'S

1S 86.'S
8} 101

4S 008'y
0z 101

3NN ALY3d0dd

AdONYD FNCH]

YOVEL3S ONIGTING dAL ZILLLEE B3
0€ =l INVEQGAH 33

0202 AYVYNNYI INTALVA

— e TR INN WIS

‘H N N._ .—.. @w_on_ .H m—“—.._O-.H 34OTANG ONIATInG

SNV1d LO'1d INEDIT




WY ET:SHTT 0202/8/T 'BMPSNY1d LOTA\SUEBId 101d\BMP\BUNOA-£0800215193(03d qOIV'S

SNV1d 1O71d

ONIAIT HOINIS Old 1230 NOONIY

VINYOZIMVYD

|

MOVELIS ALY3doMd 0F

B\

MOVEL3S ONITNA dAL

INIT ALY3dOYd

45 956'9
€L 101

AdONYD 35N30 t§

TIOHNVH HIM3S .
0E=.l INVHOAH 3l \
020C ALVYNNYT INMRAALYA
— ELRIE e S
m N w mo 4 m—H_O-.H 3d0T3ANG INITING |. - .| -

SNV1d 1LO1d UNEHIT




NV 0Z:5#°TT 0202/8/T ‘BMP'SNYTd 101d\sueld 10]d\BMP\BUNOA-€0800Z\5193[01d " qOIN'S

YINEOANYO

ONIAIT HOINIS Old 130 NOONI

SNV1d 1O7d

L

VIS A0d I8 YO

_
INM ALY3d0Yd : l_.n
= 48 90v'9
5 9. 101 _
h \ /\ 7 e =
\ /
\ = _
8 i =

YOVELIS ONIATING dAL

0€=ul
020C AJYNNYT

84—¥%4 SLOT

<[OF |
SNVd 1O71d

4S 156'S
L 107

ININAY 90 30—

4

|~

AdONYD 3SN30

TIOHNVA HIM3S
ANVYOAH 4
INMAALYA

3NN M3S
3dOTIAN SNITTING

MOVALIS ONIATING dAL




WY 9Z:5H'TT 0202/8/T ‘BMP'SNYTd 107d\SUEld 101d\EMP\BUNCA-£0BODZ\S1I3[01d™qON'S

SNV1d 1LO7d

HONIAN HOIN3S Old 130 NOONIH

VINHOSITYD

Vo

SIS A0 I YO
SIS AT I B0
08l MONd

AEN  aevao

5 SEREER

! / {
e
_ /
| i \\
| |
\ /
NN pueL=s aNone \
!
|
\ \ \
49 16€'8 \ \
NN ALYIdO¥d # " oﬂ%:m | I
/
| :
N ALH3H0H) \
v?mmm AL3d0ud \
=]
!
| \
ql.rl.r:urrrjurfur !
\ \
| }
| ‘_
! !_. _ i NN ALYIdOYd
TIOHNYN W3S . _ H_M .m_w.%__w ‘ |
INVEQAH 314 \ MOTYINN \ \ 0€ =l
— _ 5 \ \ 0202 AMVYNNYI
mee _——— | ooz | €8T SLOT MOTVONNA
340TANI ONITING —_—— d04d
SNV1d 1O71d

J




NV TESHTT 020Z/8/T ‘BMP'SNYTd LOTd\SUEId 101d\BMP\GUNOA-£08002\5193[0.1d qo\'S

A=
N
i
4
i ~
. R -
Unn .n_n W ——y

)
g
o 0
=l
lw)]
m O
o —
°1
=
$Z
mS
=
[®)]
O
Z
m
(o]
A
z
>
H
BREan
inls
m g|=

INTROLYA
3NM HEM3S
2dOTIANT ONICTINE

INA ALY3dodd —

4Szii'e
0L 101 =
MOTYONNE

8101
MOTYINNY

S zz6'y
€l 107
MOTYONNE.

dSevl'y
¥l 1071
MOTYONNY

4S Gvy'9lL
«Ou LO71

3NIT ALY3dONd

—_——
== NN

s zse's
¥ 101
MOTVONNG

1S 62€'S
S 101
MOTVONN

48 996's
9101
MOTYONNE

¥1—-€ SLOT >>OA<wZDm

404 SNV1d 1O071d

i

“H 9%

0°gre.
A




WY ££57'TT 0202/8/T 'BMP SNYd LOTd\sUe|d 10]d\EMP\BUNOA-E0800Z\S193/04d qOI\'S

FA)

AR

TR0 -0
o
220N O
W2z
Ay EAR

OPS

ONIAIT HOINIS Ol T30 NOONIH
SNY1d 1071d

4S 2rs'9
e 101
MOTYONNG

4S v.8'%
¢z 101
MOTYONNEG

4S Z0L's
2 101
MOTYONNY

1S /e€2)

YOVEL3S ONIATING dAL

O
5
: seors
2] ,
MOTYONNE g fLmotvonna
YOVELIS ONITTING dAL
;
m u m m m WL _ W.W_._hr - ININAVd 40 3903
BlEpla | WS e T Aphite alee =k
i wmanme  — — — — — ¥c—GT1 SLOT MOTVONNL
TS ¥04 SNVId LO1d

J




EEERM 3@60@ tmm&@

d LIdIHXH
$10NIYIIY Aydinyy U [OBYIIN

ﬂ._ ik n_._.mﬂl d

AJ1unuuio))
pouuvig v




O

AVM NOINIY

M0 LIICOHd TVILN:

Olal 73 NOONIa

1 ALNNOD VAVAIN

TIAVHODIIN

1233LIHOYV
A N3IM

6.cc-528 (0£S) - S09S6 VO NINBNV
001 3LINS “0d WOST04 NaNany 00S

AHdANIN

NOILINYLSNOD
¥04 LON A

g

5
i

§
#

O

NOILVAZTE * NvTd OO - NIVINNOY/NDIS ]

NOWVAITA ¢ NvId 00T - 517732l 1L

Cll L

SNOILYAZTT + NV 2007 - SOOI~ =)
S 15!

SNOILYATTI ¢ NV 20074 - NIHDLIN aoodALno [}

SAILDEdsaEd NIHDLIS doodlno 1>

NIFSIN JAoOTINo

SNOILYAZTA - ©NIATINg Tood T €
Nvd dood - 2Nating ood (<}
FALDEdeaEd DNIATING Tood =
BNIaTing 1004

SNOILVAITE ¢ Nvd aOCTd - 3sNOH 3Lve 1HD
FSNOH FIvS

Nv7d 3118 NmOoLNmod L
NTOINMSa

SNOILYATTZ - SNalvE LLINNWLIOD [A=]
SNV Il 20074 - SNalve ALINNWWCD ~ [=w]

SNalveE ALINNLILOCD

SNOILVATTF - JalvD AdloWaW " - T Lo
SNV Tl OO0 - FalvD AdOWIN 12K
VD =—HOWIW

SNOILYAZTS - 3shoHanTo €eHO
SNV 1< 2ooTd - FsnoHdno HD
OlOHd IsnoHanTD IHD
Fenoran o

SNOILYAZTE - SIWNINIWOANOD LINN #| Gl
SNy Td JOOTH LINM 2TDNIS - SHNINIKOANOD LINN #1— "  —— — #¥lld
NV I 00T IOVRIVD - SWNINIWOANOD LINN #| Tl
SNV I 2007 ada=dn ¢ NIPI - SIWNINILNOANOD LIND i st
FAILDTdS2 T SWNINIWOANOD LINN ¥ R

SNOILTAITE - SLWNINIWNOANOD LINN 4 el
Ny e H00TH ai3dddn - SWNINIWOANOD LINN € TGk
NV Td JOOTd NIV - SIWNINIWOANOD LINN &7 L o
3AILDAdGAAd SIWNINWOANCD LINN G 7 7 el

SNOILVAITE - H MOTvONNE €H
NV 1d 20072 - H MOTIvaNa ZH
FAILDTASaTL H MOTTvONNE IH
A moTvoNE

SNOILYATTE - © FOV1ILOD (24
NvId 2O0TH - © 3DVPLIOD .I 9
FAILDIAdCaTL D IDVILOD 4
5 IENIICS

SNOILVAZTZ - 24 IDVLLOD €
Ny7d 20074 - 4 IDVLILOD 12
SAILDTASaTd 4 FDVLILOD 14
TIOVIIOD

SNOILVAZTTT - 3 3DVLLIOD €3
NV 2OO0Td - 3 IDVILOD z3
FAILDTGAES T FOVLLOD [E!
FIVIIOS

SNOILYATTS - 4 IDVLIOD €d
NV 2OOTd - d FOVLLOD zd
SAILDEdSaEd d FOVLIIOD 1a
a=FvIliod

SNOILVAZTE - D FDVIIOD™ — |3
NVl 200Td - D ADVLILIOD [4=]
FAILDTLS™IL D IDVLLOD 12
SO FvIIoD

SNOILYATTE - v MOTIvONNd 134
NvTd 20074 - v moTIvonnd ) 44
FAILDELGaTS v MOTvONNE - - v
¥ MO TvONTE

SNV Id 20074 LIND 319NIS TvDladAL DA
SNOILVAZE - A v D sONIATINE e o
SNy ld 20074 - d v D soNIdTING e
SNOILYATTE - & » ¥ sONIATING €A
SNV AoOT4 - @ 1 v SENIATING A
FAILD3GaTL AIINTD FDVTTIA I

INID T2 TTIA

STIVLIA IDYNDIS 4
Nvd ONILHDIT 3lIs e —— Tl ==

Nv el 3vOSANY T LiVNIWI TSI t0 21
NV SvYOSANY T ARVNIWI TR zz0 17

[SVEVIIVA - SNV 1d ONIVOSANVT]
NV DNIAVRID JalyNiINZ 2109
NV SalnIONeLevad-N| Ly NI Tl 240 4
NVl NOLLY ThoaliD TvaizAo 240 ¥
NV ONISVH ¢ vl SAILVINGL - 2H0¢
Nv el 23LSVI FAIGNIHIEINOD 2401
N7 31 TIVaEAC T 2 40 |

0202 - SNV1d 3lis

X3FANI ONMvyad - Old 73d NODNA

SIME | [AUEl 11l Wd FP-LEZ 6L02/4G BMP X3ANNE-LeE OId 130 NOONISHNGN




)

(8

-
S

AVM NOONIY

403 123r0ud TVWILN3IOIS3D V

ola T3 NOONIa

1 ALNNOD VAVAIN

123 LIHDAdV
AIVHOIW

6.cc-228 (0SS) - S09S6 VD NHNENY
001 3LINS "0y WOST04 NUNENY 00§

AHJAENIN

b NOILINYLSNOD
¢ |uel| M0 LoN I
E|58 b

43

WvaOYId ONILHDIT LIND PI ,W.mv

U
J v

Y

83Ty Xa FanLXId LHDIT

ONJIHD|T LY TNl HoxY

A3NDISAA WOISTD IAVH OL NDI9 AadINT SHL €
SANIATINE

DNILSIXT LY SLHO| 1 MOHS 10N 930 Nvld 3HL 2
BEONES NOILOK A0 SINVINIDO TYNAIAION) 3HL A8
AITIRIUNCD T TN Sclilv] F8IHL ‘Selliv ] HIROS

AMINZ LINN TYNAIAION] MOHS LON S30A Nvid §IHL 1

SELON TvaANID

NOWY2 Iy 0L aaline Alfiavaina ‘v

S1HDIT TIvm ANV SCxvTTod
‘SIHOIT 270 WO SNOILYRINDIINOD DNIHOLVYIH ‘€
SNOILedo GNG 37 FowsN ASENT o1 2

“A3ACRILY
(NOUYIDOSSY A8 >Ry TYNOILYNSAIND vdl |

SALITYNS ¢ viaALAO Jainlxid 1HOT

Qssusy

INNOH 1M (v IS O .@.
44 S3RIZ6 T IWVIP SNiod a
QY108 @IvIke ¥O0)
el SIRIAS TIVIHS STHOa o®
T1od 8 @V IWE 20)
L AL TIVLR Shkog EC]
o (& VLS N
al SERAT TS T 10
INNOD Z2nLXId NOlLdlaiosad  Toalis

AN3237 ONILHDIT

2
z

2rete
Qwt @
=™ Ul @
o 2 ¢ . qo
7 mu.u@ 3
umuunu@ eq .
=9 o 7
® s o
< *9 3

S

® geap il Q. Ty .

20 @ Y @ #a 97 iEn =z
i it S

e 0e:ez:) 6102/92/Y ‘Bmp 0gueldaNSBUBUBITINY 1d ONILHOIMLIHMOOE TY.LLINANS NOISSINWOO ONINNY Td NOONIM\IAd\8L-2¢-€ OfY 730 NOONIMWANANIA




S '

\‘}_\U\

VILLAGE CENTER



GLE0-CRE (OCS) - €09S6 VO MNENEnY ALNNSY WOV
- | {[Nowanarsnoo] | [P 1 001 3LINS ‘0¥ WOST04 Nen@nv 005 P ] A
: ¥O4 1ON 123 LIHoaY ola 13a NODNI (;; )
il b AHJHENW  INSM  1avHIIW A o iarodd wilriesain | N

AL NI P

b
&
3
B
@
X
= |
5 3
0 |
! D o
3 E
Q
L I <
LL|
L
S 3 2
38
i
0 14 5$8§
Q Q 0§§
| O & §
5 o St
T 4 Qe
i o Qlggl

SihaT BUBP '):| Y EG'EZ b GLOZ/eE/r 'BMVE @Y UMD LUMOG-N Tdd 14481UaD aBEjiA UMOIUMDEIGL-LZ-E Ol 130 NODNIEWMINGT



S6LT0-T2% {(005) L0OGa Wl NENEnY ALNATD VAR AVAM NODNIY
NOLLONMLSNOD 001 3LINS 4 WOST04 HEBNT 005
¥Od LON I 12allHINY ——= ola 123d NOONId

A AHDENW ~ LM3EYM J3VHDIW A

O

TRAT AT

0 193rDd TrINFETS ¥

(23]
SME:
35ire

et e
) :

1 'l

B HARD TRIM

T
i G
FABCIA DOLRD

|

FETAL
a*

o
BTHEL-

DOUWNTOWN SIDE ELEVATION - A
|

BCALE » I'20-0"

35 # & <
¥ ¥l 1 2 e
( | :

3 { ;
4 i
E ct
&
=il | o
=iy z
e |

REAR ELEVATION

Al
ERONT ELEVATION
DOUNTOUN BUILDING A ¢ B

Y
st
—
——
j g
CpTa
!
o
5 A
- £ T
ey 15 o
L e chr
b £ s 3 ‘: [
Al N
E% il ]
b= i
7§ !
H 1 o £ g
I V

fied slma;| uBr ‘)L Y S0LZ: L L 610Z/EE/Y BMPTERY UMOJUMOQ-SUOHEAS|\SIUSD SBE(IA L-U\'\"l‘l'Ji"'\‘:'CI'\Q l'.i?.'ﬁ 21 7130 NOONIIWHINGIN




siG [BUBP 5L ‘Y L0°G2°) L BLOZ/EZIF ‘BMP TR0 UMO [UMOG-N Tdu 1ua1uas abejly, unojumogigi-Lz-E OId 130 NOONAMWGI

. SHLVE-TTR [(IE‘T“ - UE‘??.& w3 NanEnY ALRRDO VIR AVM NDINT P
¢ Lel| o2 ioN | I 01301 0t o e c0s_| I Olx 13d NODNIA (I/_w
JiEfEs h AHAHEAW | LNZM I3VHD W A w04 193rodd WintIEE Y| N/
- — tr
| 1 i
: | e
e 2 .
B S )
[T .
, —aftt. i
i 5 FE— N
1 &
_ ®
E 3 X
| Z 3
i h
[T 9 o il
\ 2 b A y 2 17
i = -:“Fu'_‘lll % 1 = = Q
2 AT E o
iy | O o o *
o o o o
i I f— &
. 0 o 5
el - 152 o Z
— | N
% E:gis é -
— K =3
(1N E:t;!!— El_ 0
1 Ly £k,
F (14 5 §84
Q 9] o O 3
0. - . Ql = §§§
—l <1 o9
. .| Y
uw 5 unT
Ju o Q[ggs
& o Qldad




NOILIMILSNOD
! 404 LON

i |«8

0]

JLIHDYY
INIM  1IVHOIW A

AHJENIN

GLEL-ToB (0C9) - €£09S6 v NNEnv
001 3LINS "0y WOST0d N¥NBNY 005 ' I
12

ALNNDD VAVAIN

Olal 73 NOONI

402 10T TYLNERNETE Y

AYM NODNIH

STHOL

& HARDH TRIR
FARZIA BOARD
2L

rETAL
/ BDNG

Al Fes)

i
simafetier "1y 'mfd 1912251 ) 6102/€8/p 'BMP RO UMDIUMOQ-SUOBAR|TWISIUSD 8Be||IA UMOlUMOa\RL-LZ-€ 0|q T30 NOONIE NG

DOUNTOUN REAR ELEVATION

DOUNTOUN SIDE ELEVATION - D

STEEL-
copENe

& Hamy| TR
S FAACiA BoARD

=
m:é

reral

Ay

_"_.F:":"‘H

@g Il e

g [[E
3
¥/
i
5

EBTEEL

FRONT ELEVATION

CoLUrE

BCALE + 1*020'-0*

DOUNTOUN BUILDINGS C ¢ D




. NOILINALSNOD
¢ l.g|| 04 LON
JEEIES

4 WOS IO Nenany 009

6LE8-029 (0£S) - S0966 Y3 HEHNBNY
001 3LINS '@
123 LI HDHY
b AHdEMA | LN3M IEwHD A

Ola 73d NOON

404 123r0dd TVILNIAISIE v

AVM NOONIY

W 1’_“ e '_]
Z|
; 9|V =
3 ));_&3 =
i —1 O] X p
N FloldlR ‘T'ﬂﬂ
/
g
[3 £
1
W o1 U
€ Z W
by 9o
i yubTEs
ﬂomg
HOIDIR
o
o-.@2
s =
1 =
O\
&~ N
i > E
0§
& 2
N
3 >
R 8
©
X
Q
ik

W2-22

0"

SCALE: 3/32"

LOUWER FLOOR PLAN-SUPPORT RETAIL

1502 SQFT. UNITS

SCALE: 3/22"=|'-@"

UPPER FLOOR PLAN-CONDO'S

1502 SQFT. UNITS

SIMaT [UBr “LiL "INV 9E:¥Z:0L 610Z/EZ/F ‘BMP IONS-NIdH14u8)ua) abefiA umoumoa\gl-£2-€ O1Y T30 NOODNIFAMNVIA




I

—
hhed

—~—

i 100

m R ey ST

————




G6LESC-S28 (088) - SD9HO VI HNHNEnY ALNNDD VOVAIN AW NDINY
001 31INS 'AY¥ WOSTOA NANBNY 008
e e ’ I ol 13A NOONI

AHDENIW  LN3M  13vVHDIW A s AT A Y

J

I
3ake

SRR

o

o

/j | || NotLomdisnod
_ J18] | L] ®o4 LoN
b =

o

1

[N}

1

<

\
= ~ N i )
i g i | Z°
4| | B ey FERE I
OFs ‘ s 71|58 o 1
- (1
v
O
O
1
TR
G/ e 1
I e |
)
Slao N
\ Z
; 3
——————— M
*_
J o-3 o o-oF — o-u U_ll
\VA
Q=
Q%
[\
(I

£2d'40d 0L OMA WY LFESTT 6102/2/% ‘Bmp'y-mojebungpid Nidy14\v-mojebung 123304\y-mojebung 193430d\BT-£Z-€ OB 130 NODNRIVANINVIA




AVIA MO TN

¥04 L23r0Y¥d THANIITIH ¥

Ol 73d NODONIA

L]

- £09S6 W3 MHPEIY
T1IVHOIN

001 LINS "ad WOSTO4 N3Nanv 005
153 1IHDYV

LNIM

GIST-TER (0SS

AHdHENIN

®

NOILOMYLSNOD
¥04 LON

13A3T ITONIS

s

2ATVOS

) MOTIvENNG 13004

NOILVAZTE FDVAVD

L.

Aood IDvAVYD
YL ATALS

IOV AV D |

{7

DONIdIS NILlve

NOI LA TS %ZOWE

DONIAIS FTONIHS
davog-1aavH

DNIGIS >INV Td
davod-1davH

T

vioevd
WISl 1Ay H 8% —

AISOO0TLINC
Xhvd grg——

WL
Oavod

DNIAIS FTONIHS
davog-|davH

SIdavH 84

2ATINTA HoRIg —

3 dalvod-|daliy
—

HENENN

[T

|1il'll|

m_ulu___ =

]

HELL

=i|[[]]]]

=]

*V MOANIM ANV HoDC

WL

dalvod-|davH 24|

il

dalvog-|dadvH 2%

NI =
r_||. ﬂ (= 111 T H w# 1_
U

ONIdIS TONIHS
daivod- | daiyH

Sl

IHDIEH 00

DNIZOOA v LW

bl-2Z-¢C

ACOJ LNOald

doom diIfgs—

NOILVATTE JdIS [HDIA

7-OEEung 1o00d\81-2¢¢ Ofd 130 NOONIEWHTIY

-mo[EDUNg J;

AP Y-IOEBUNE Bld ST

el

=1
L]
I
E
SimrES

uosUlqoy eEIL TLT] Wd PEELTL GLOSESIE







3 =
25
Z 3
D:
Q
z
O
m
I~
A
Q

-

=
tlle
-1
g M

b
23
“mmm
B
gz
oy
i¥4
2
€ 3
L
5= uu
2
ol
o=

o

NOILINYLSNOD
804 LON

©)

bl-2Z-¢

W25 ¥ P 3TIVOS

14 ©s o8|

NV Id SOOT4 FIOVILIOD La0LS TONIS

| o =
Ly | .-
T _Hoslod
G Qmmmw.munu ]
,... LymIAla | b ,:|,,.wmn‘un ||.Fwﬂ\<m,_ Fm
| . _ ._W. AaINT a9 O_an_nm _
| "
= ! Hosvwales — ] = |||....|._..P|||:.|:....|||.. ﬂ._
n of % 7 kL
] Ve 4
_ = = || |
_ 1 £ SET ]
_1_“«]._, _ .m.w._._.?ﬂ__.. 2 — ﬂ.n.,\..-
i @ikl i [ IU_._V_WIJ_ mm 7 ~
| Tvevs | \ Ll
— M~ = .II||I..|.H|. IIIIIII _| = —
| ) -
m 570 & .
W2~ 21X LI i
) ‘L& ONINIQ, N
L il |
A . :
i \e _
| B f | |
| 4 \ le\_ 12
E wﬁH_ L uﬂmu EJNWMLS_J ¥
| S0 P
_ l# WNald3d o
Lx2e _
E A Fodod
il | az==groo el |
| | |
rll.uumwmll_ﬁ. |||||| 7|
N €-.8| M .:.w_l

£2d"40d OL OMA ‘Wd 6€:SHT 6T0Z/8/€ 'BMpD-A1816UIS-SNTdNTND-AYOLS T IDVLLOD\ST-LZ-€ OR 13d NODNRIVWIWYIN




/-"‘\J : é I @l 1 ﬁﬂ((;gf;‘;lif‘]'sci(;gé}igl'ﬁ)sg@z;v ;Ougnanv 1 ALNNOD VOVAIN P — AVM NOINIY (m
L b I 3 P h AHJHENW 1L NIM 1avHOIW A 04 L23r0dd WUNIAISTI V] N/
Q '|I' 7T
1
N ; %U_L T ..i"g
1 3%1
~ [l H g
q : =L
;= ] E | H x?
%% / = S AU, 2
o 2]
. B § 3
: ﬁ ) I
! :, = m—) ﬁE a
= JLL g§ = i 9
a|E / b O I !&
il k >
\| / = ull 3 il
E\\ ﬂ i B
“Wﬂ : d \ Y
\ [ ) i
e 1&' i 8
\ LI 8 I
X 17 oy
o
’lr' R F Sg g

J[[11]

e
~d
//— METAL ROCF

§i 1,8
R E

SIDE ELEVATION
SINGLE STORY COTTAGE DOUWN HILL LOT

il ?

I
|

a (| EL
L]

MELAIm

i Al T S
dl v TN e e
I3 i3 I
NI i

LI

[HERRREEI

ROCK. VENEER

CHIMNEY

OPEN
L —

SIDE ELEVATION

S

o5
smaT [Buer ‘Li| INd 6%:85°Z 6102/2Z/2 ‘BMP*D-IA181BUIS-SNOILYATTIO-AHOLS L IDV.LLOOBL-22-€ O 130 NOONIRNAMWYIN




=ee s ( 3HVLL0D TIH N

AR

— l.—ﬂ'ﬁu'«l?

B [ (| TEE
e ls.-.m_-_.m_i_.i Lk




AYM NTMRIH

04 4TIl THANRUIIN ¥

Ola 713d NODNA

AIMNDD TITRSY
A 1

AIVHIIW

6455-28 (0£5) - £0956 VO NaManv
00/ 31INS "ad WOST104 Nananv 005
1233LIHOEV
LN

AHJHNIN

0

NOILINYLSNOD
404 1ON

wiud
e
e
eroes)

C

WCmd=ag/l FFATVOS

@ Io7T T7H Nmod

1408 |

[4%

NV 1d 20074 NIV

T4
FDOVAVD
Py calyLls
é Nmod 1Ind

$S3DIV DILLY —

140 N A
ks W34

A __x_ﬂ el

Wal ONINId I."
,
,
|

—

—

—————

f—— 177m
4 1=H Lalvd

=

bl-9-g

14836 clo

NV 1d SOOT4 A3MOT

s
|
L
m L i o10,0-8 |[ |
| m: cHIvE || |l
. _ i = (] ___ M £
|
_. H
wﬁ 270 ,.0-8 ’
Ao MR 1#.22 u
. N=a ] ;
i
fi 210 .0- @ 5
& Li%,9]
4 N# _\Lmamm SiF1 1ELeeY o
“ — F/ ollvd 3
£ ,m Dmgm.u,\,oo L




= coDSe wo HEnEY

WO0ST04 NJnanvy 00S

GLCL-C20 (085)

& | of [NOLLONHISNOD 001 ALINS "Gy
A1 |5 ]3| 204 LON 123LIH
3R b M Apddnid - IN3M

LIHOXMV

LDy wRE AN NOININ
1 Ola 733 NOONIA
A 604 123r0dd Tris3asid v

pre g R R R SR
ar T

-
o) bw _&‘
- -6 S0 '
i1 1
[ | _
——— |
—— _0'
¥
I
— :
— (L]
— Emr
i 1 ‘
| ‘ ‘
—— = L
e —
1]
= (il
— il e 1] L E:—ir
—; ~1

= i

€d'jad 0!!‘ LDMCI 'INd ZSTT:ZT 6T0Z/ST/E 'BMP'A TTIHNA

RECERIN
| 9
\4 LO0-6 ] 3‘
¥ : e lllﬂ ﬁ%%
M T LD <=y
20 oy 7 J; ..lr = &ﬂé
o A = | gkt
a0 %% i || kJ)d)\'J
K : | N
Q0
5 LS :
| o ;
= [T g¢ © :
N —d E
> =1 <« o
. ﬂ 02 > O
i = g % % —
o - “—'}ﬁ T i
14 =||: 1
a — T —_
<[ &S T® ﬂ— :[
b 5 v i
v A 5 =k
Salt 17/ I
s ()3
» —J- _‘
ﬁE |
9 ]
@TE 3 — = .
hl}: v | 5,
Wy i I . fo
i E——— it
uil —— e I XM=
| el
| :
=5 1
/1
9 Z
9 0
N =
1 U
Y >
m 1
i 1
i Ll
Q 1l
v 0
1 ! | (_D
: i) || L
- l Benod ||!HUM°Q\éT'LZ'€ on Eﬂjﬁd}Nm\WXW\iw




GLEL-vaE (OUE) - C09G& VI MENENY AINND YOVARN W% NG S
. | || NOLLONYLSNOD I l 0ol HJ.IﬂS_LG:H)E(rIJiSI"I_?%g@EnV 00§ ' ] Ol 73A NOONa
«#|| &04 LON
akfid b AHJENW ~ INZM  13vHOIW b HEd 1 33r ) TeLnaeisiy ¥

&-5-19 m

SCALE: I/18"sl'-2"

I_
0O
_ 2 1
2+6 | [ D8 § _u
o 1
(Nl — : =
S (-1 I Z
i ‘ & ._|U il _ 5
4 19O Q , I "ﬂ §)
L //
=1 (J E | | | §l 8 Q
o - L] Il & &
o s / O
, ‘ Z_‘ N D o 3 Ol®
— 81 /.
v 1 o 3
. % O 74 ?E
= 2 _"f U Q .q
= O Y/
- | lﬁl‘ \ :: 0 I
g nRE N
— e <
= - { N _}:
—4 ¥ A = [0 A
= mls \ B o 5
- ‘g. L =W\ ‘ [V'4 — N ‘ ”t_
1 L \ BNV T
112 |k 0 \ || | % 9401 O
- 20 | [ I \ - 0l : m
J N 1 m N | )}
@S L; =
ool L Z
| SOz ||
| o3 b O |
N :J_-‘a ILJ i = o8 - T y:
-/ &__H O
. [ F Ll
L ()]
] i

TWO STORY






AV NOINIY

7604 LIIrONd WILNIASIY ¥

Ola 713d NODNia

1 ALNAQD YOWAIN

A E
2 0
5yl
-0 v
2E, T
c
325
Lm0y
seIA
t%ME
_H\r_._._N
on -
5594
Wen
2c 4
nﬂ
L3
=3
_._,o_ T
40T
° ;A

NOILONYLSNOD
404 LON A

L

@)

Sl-z-¥

WAL
T

A 3%

@ W@-i =08/ 3TVOS mgqlﬁkoo P

NV 12 OO 14 NIV

AR

g B W

oo 2 L

|

oy
i 970 ,0-6

g .zoom SNIAIT

Sasa — o= |
7 | ¥EIeVH il B

. oray g L4 |

e A Aosod =i

D [ \ ﬂo!.—

B ¥ —— _M

[}

LDy D S By O It
| I | — uHG.H:H-...| S e E e e e P

L
| L=
\ - i |

]

1%



Td A

MAIN FLOOR PLAN

1486 BAFT

g 5
E ] .
i
-:'.H
o
"
1 s A= —t e = “d —
|
6-OF ¥ X ] 1 Kk
— . ]
r'3§>
= ]
___________________________________ NN |
g |
- -5 £% €
Do ¥
I B ™ S alar |
g xRN ‘_J_l o e
5 g \ bt y q 9 ﬂ i ————
3 i / 3
l{_l_:' m ——— L) ! [ |
| T 0 |
{ e I
B & |'§E'r & — ‘ 0 !
3 3 4 b3 R
& & 34 i s E 1 & |
. | il = al i) |z —z i 5. | ol
PR NER ol & g = ! g |
o a|v R —— u 8 o4 4 2o
NS m o fa ol | = '
i » |
g | 'lt:l
i __‘_‘—'—-——_._,__‘j | g ¥ |
i f——a |
. |
| PEFFT T TS |
|
>
| B [P R |
&9 o3l |
| —
= gl . - Ny J
D

il

UPPER FLOOR FPLAN

103 6QFT.

BLCV=CEH (OTH} - CO9SH U WENRNY FSTERRT ) AVM BTN
: - NOILINYLSNOD 001 3LINS "0 W05 704 KENENY 008 4
i1 i |.e|| @02 LoN I 123 LIHIEY ol T3A NODNIA H
el JielEs b AHJENW — LNIM  1S9vHD W A w1 Lok TupEoE Y
a = — s m
= Earm Ly &nk 0 1=or — =
™M {1+
' X b
L e [ e P I
= o o i Bir ot "i oF ol al ;‘ﬂ
| g ol o ]j " i
= e
1 [O==0 I
. W Tk
& g g ; ¥
2 i ¥ i | — o ]
TIE b # of | A g = 3 I
' Eg | ; & 1 & 0
il A | ¢ = A
a EE' 1 gl \‘J O =l | N ~
s o oy E =y 3
s 2 Wiy - TT1 R w
sl 3 I e g i )
1‘9!: ) D g i 5 " & + i <
Al w2 bl | Lo b ey L_u’_ N
%9 s i
): (ﬁ ne P -~ . : )}’: » I(—)
¢ " / s Mg = NI N
3 # f K Ci g ]__-_J % 5 | 4=
i bt = . /




)

Eetre

T NTIAIY
A LS T

Ola 73d NOONA

1 ALNNOD WEVAIN

AIVHIIW

@ A3OLs omL m @%H_H mm

NOILVAZTE INOSA NOILVAZTE FdIS

NS NILLYE 3117 41vH P
¢ ONvoD- O — /M AA F2OD EIINGA MORG
/ Qoo AITos— "

JLZ“E O 130 NODNIIVWN NN

=TT ____7

7 L

=20

|| JJ
i

=
B—
—Lic

L ===ttt _|l ._”..J._..,:"_.,__J_.... ——— L
_uiﬁ____i___i_____

H00d vl

DONIdIs
FIDNIHG - | dalvH

|
RATN)
1l

C09G6 WD [MEnaEny

123 LIHOYVY
LNIM

NOILVAZTd aviA NOILvVATZTE 2dIS

I "
- 1407 39V110-SNOLLYATTIALS 2(BUIS 3 8Be3307\3-39V1 10D LIOT\ET

001 3LINS "0y WOST104 Nananvy 00S

GLET-TIR (OC2) -

AHJHNIN

- | |[noitonuLsnas P 1
: |.g|| 204 LON
Baktik b

L I 14

g

O

__ _________“L____ _ :, T T ____

| I LI T | | LT T T
00 conce = f,ﬁm I T

||._..._J ..._.i_.._._l_ﬂlil_ |:4I...| 4..1_|

_‘_____H ﬂl,_u__

__ _______
i_:_

Wiogyd
LR e _

2NIdIs
FTONIHS - 1dalyH —

sl

|
|

—

H

_— |
|

i
——]
|
]I
!

—
}

fll—] :

|
|

|
|
|

Il

€2d'4Qd oL _ﬂ])lv\a INd 2V IJ TJGIIOZ/E/V Bmpa L

bl-C-F




i

3 NOILINHLSNOD
g |5 |.5]| ¥04 LoN

TOOSe VO MeEnEnv

GLOT-TI0 (0FG) -
' ’ 00! ALINS 'QY WOSTO4 NYNaNY 00§
1D3LIHON
A AHJENW

ALNNOY VAVAIN

Ola 73d NOONa

Y04 123 08d IWILNIAISTY ¥

AVM NOINIH

1-31-19 m

rsoie SLAD

24 ROOF RAFTERS —————

—————
R
th =
S U1 | S—
i \'_g'
i -

Al || 1 L
e % -
|

= I. -
)
o1
1 ==
o I s [
I S — | L

SECTION B-B

COTTAGE w/ LOFT E)

SCALE: YWilsO”
1l's [ 6CALE; Yamals@"

SECTION A-A




1 TIIH-dN 9VLLOD

o e

e &




€)

ioa
b X
i 5
"
Z 3
2
Q
z
9]
m
—
A
)

1 AANRSD VAVAIN

1AVHOIW

6.£€-€28 (BES) - VOFRS VI HNEHOANY
00l 3LINS "0y WOSTI104 NANBNY 008
123 1LIHDHV =
LN

AHdENIN

NOILONYLSNOD
d40d4 1LON A

(=8

JEE[RR

i

)

(C

A3OLs oMl

W@-=0g/] P ATVOS

(@TTH-Gn TV ILOD

29

LIDS (7|

NV 1< SOOT4 NIVIA

1ICs 2¢L

—_— —
<
| ,.m
\_Iqam\/_mo 7 _ Feor =0 Iumom = P 91 Ox4 € ¢ @.
E 3 47| ™ /0 LIND aT Ove
\ - = &=
. 4 i ff;\ sl
— Bawostos p——— . L ! .L... _ o _ B
£ { - n |
an E i g% L.__W / H 4
_ i TR N4
I gt
T s = 4
40 _.|
TVIVD || " |

TS ONNG

PN PO =4 i)
@

O rmme=a | _
s |, i e | 75
i AoSod Em a
m | |
— — =R — | e i
¢
M- @~z
- 28 !

NV 1d SO0 14 a5=<=N

Sisiet

o 82181




A3OL5 oMl

W@-4=08/l P30S

@

1iHA-agn 2V LILIO0D

S—’
- NOILVATTE INO=H NOILVAZTE 2dIS
H| A =Hood LNoaZ
MMM : IoViREYD — acom Giies — L
o ||F=T3 il = e
2|7 E _.______c__________:_____:u_. = il
alll ——
| % - ]| - | m | EH
m A= — 1 R —|
% i i ——+] - —f —+—— 14 4 IS =
g M Ll _ _ ENES
; ) ﬂ mnl A,
ok . m— S8 ; =
L |4‘
4
s 113 L | RIR
28l 1 | |
of 4 vIosvd Qalvos ONIHOON TyIS ——
g M -QaivH exz
: 22
EEzn
o=
' ah NOIIVATTE Sy 3
B HiNL asvos
°s gz -|avH 27
g c 2 R
Hm & o f — = = == ..m_ = _l—/
LA [l I — < — 1
e % == — " .
1 == ; D —— W ; _
i |— [ —
4 SIS S S = _ mmmn =" ~y
I T “_.m T — = = D\nhuvﬁ..rﬂ__u_l < _ I v T _ “—M - ] - —
=2 A = < 1] e
mm - ® | 7 7 — o
el y ———ONIdIS S _ [ —
S0 ITONIHS 4 =
27 - |y : :
.cﬂ B d % _ T _ Wi B | L moanm
. _ avv ooa
] dalvod
i _ 7 7 7 7 7 -IaaYH 9%
= STHOOTUNO H _ ] |
a. u xNvd gxg
- Sl-C-v







THeeeis
rm

NOILINALSNOD
d40d LON

(]

)

N

OLET-TEN (DFY) - €09S6 VI HHRETY ALNNOD YAVAIN AVM NODNIY
001 3LINS "QY WOST04 NanBNY 005
1O3LIHONY I oA 713Ad NOONIA
AHJHNIN AIN3M IVHOIW A 204 133r0Nd TWIINIQISIH ¥

44

©

B'-2"

1S A

A S

TP b

SCALE: l/g"=1"-0"

5/0 376 UNIT u/
27376 216 &M

MAIN FLOOR PLAN
2 BEDROOM COTTAGE

i
3\ 4 Zk
| b { = Y
5§\ 3
] | | 2
watar e ==
G )|
[ L
! W ot J
/€ G2

£2d'40d 01 9MA ‘Wd 05:05:Z 6T0Z/E/Y 'BMP'UBIdId TOND-AYOLS T IDVLLODNET-£Z-€ ON 73A NOONRIVANWNIA




’j 60l 3LIAS tm msm%gmmt YT 4 ] Ol T3A NOONA
b AN .LNQ H 3VHDIN A 2404 17308 WILNIUISTY ¥

s NOLLONALSNOD g
iglig| o< LoN .,

~ ng :
o ¥ fﬁaé - §f§;
/I EY |¥u>"_J_.’—=_—!. .?g _gi
T ' - .
EL ’
l J ‘:
_ ]
i
L &
1] :;1 |
. ‘IHH_ o ; ;
8 o
[[111] 3 ’E
m":1 —
1N i
H | | E% : &
| PN
| .% %
| 1
[ a k)
=l
P
E‘Tﬂ:" \ :
S L
- |‘v/||.-|_z | g%
/ : I
T :
i
(
=L

=
— METAL RCOF

_ | z
ey T O
i1 [
T S
S
i
i
EerEsac==ci
<
= o
= Z
= ki I|: = 9
Serzeazzes K
| S
= gg u
- 0 u
=R _l, : q 0
[\))

Dd‘jqd 0L OMQA ‘WY ET:PY0T 6T0Z/8/€ ‘BMpD sucneadia Z0ND-ANOLS T I9VLLOINGT-LZ-E ORI 130 NODNRIWANWNIN







AER-TA (BRG] - £09S6 VO MY ALNMOD VVAIN AV NONIE]

NOILONYLSNOD 001 3LINS "QY WOSI04 Nanany 00s .

g/| 404 LON I 1D3LIHDNEV _—] I Ol T3d NOONA G
b b ARdAENW LNIM aIvHOIW A =4 L33 T 1P LNIOT 2N ¥ /

O

9
0
n
L]
=
I'-o"

pt

SCALE:

.o

COVERED FORC

RS e

KITCHEN

e

DRIVEWAY

4 T LD Gas: G

I
i

1137 8Q. FT

POCKET BUNGALOW FLOOR L AN

£2d'40d 0L OMA 'Wd 0S:9T:Z 6T0Z/TT/¥ ‘BMP'H-moeBUNgIId NTd¥T4\H-MO[ebUNg 19420d\H-MO|eBuNg 19%20d\8T-£Z-€ O 130 NOINTH\WNWNIN




AYM NN

3AIT FTDNIS W@-1=0% 13TV OS

(H) MOIveENNg 123004

NOILYVAZ TS LINOS

200d LNoald
aoom difcs 1

¥04 LI3MOHE WILNIQISIN v

ol 713d NOONIa

IVAIN

ALNMOD v
A ]

- £09S6 vD Nananvy
A NIM 1IVHOIIN

001 3LINS “QY WOST0J NaNanv 00§
103LIHDAV

6L5c-€28 (0€S)

AHJANW

&

5 NOILJMYLSNOD
" |.g/| ¥o4 LoN
in

NOILVATZTE IDOVavD

50 O
]

2IINIA
SIoRIg—

!

viosys—/ Nl

T

VOO ADVVIVD

NI

I  ONIdIS

7T davod-|dalivH

]

dalvog -QalvH 842

NOILVATTE 3dIg 1437

I

i

AIHOCTINO
XNvd 842

LL%E
1&|'|||||If;I
= |
H|

e

WAL
Qavoa-|dalvH 27|

2 (e

1

H—— |l
| MCANIM ANy Scod
axvod-|1aalvH 27|

T SNIAIS TTONIHG
Axvog-dxvA

T

DONIHOO0A v .13

NOILVAZTE 3dIg LHDIA




5 UNIT ATTACHED CONDOMINIUMS



TR B
e

=
Bivs

WANONE] AT N

p OLTE-EEE (02G9) - U09SO WO MNHEANTY ALNNOI YOVAIN
NOILONYLSNOD 001 LIRS "0 WOST0 NUNENY 008 .
d0d LON | I ———  LlD3LIHOuVY "—’—1 I Ol 13Ad NOONIA g
b AHAEHN A L= IZVHDIW A 04 1931 0¥d TVLINIUISIY ¥

4-4-13

=0

HS @/€ @/7

_ o [ RS
9 . 3%
'm._ dnd7 | 0o
33 Eq ks /
= ol
ey
; s 2o
\_“ T3 St 2?“()]
nn
—*———i‘—J—ﬁ—x
| B8
__|a%d ; I
@b = ;
=i _,-. - "Jl\'-t'
=3: :ég Gy : 0 A U
Yyl?zs| pu . Z S} %) E
EQC o v = = 5 < 2
AV I | 0 :
Sedl  Wxd - LIl : @ i
R bl = O ]
SN 2|3 2
Q ) 0 " E
i ' L
i ol
ot i
7t
bu F 0 v
’l’\T—r‘- !: <[
- v N N (L
3 A .y 3 5 <
49 0 =
= ! — [}
:!_\ = "';( 1 t
an OXY =z
kS (i ' Z
Y|ie | q )
. m 1 o0
v Q
S Q <
= B 51 % L )N
o 38 )& . ._i Q‘Ih o ﬁ v )
L0l 8 = v
20 (S _ < ’—{ . 3 Q Z
ZOlx o¢ wixo 1] 5 v 0
. fufle ap s T Iy) &y
'q.\ 7 Al _If g Q)
Y ) . — i | Ll_
o5 (= . A
fagd g 1 g Y L Z
b =t 2 A 8] 8-
' ® < ol 0
10 o Ylez O
. o !: | E—
9 sa]  EuY .':):- z ;
° Lo 20 Ko 7 5 T
gl ee {'tgu | M - A
NV (o I ERIT Gy s | AN
R Mg i o e U
Q docre I i BiLE } '
- 1 AE BN = 2R |
58 g “lnn o 0/ diig"é |

£3d'4ad 01 DM 'Wd 8S:6Z°T 6T0Z/0T/v ‘BMp’s SOPUOD-UIBN-NTAYTINIUN § SOPUODAST-£Z-€ OTY 13 NODNRINAIWAIN



GLTR-C2Y (0C8) - TO9S0 VI HEmany ALNAOD VOVAIN AVM HOJNIY
NOILONHISNOD 601 3LINS "G KOST0Z NNGNY 008 A
804 LON ——" " 5gliHoay = = ol 13d NOONJA !

b [EEl5s h AHdENW  ANIW  TEIVHDIIW 4 43T TS ¥ =g
(0
1
.
]
oy
|" 2-.04
T 2~ o8l 2-a T
HE @/ &/€  HS 9/€ &’C
| | S 62 [ gy /muNn
! o
: + U iu ..d‘. = e . = . .
9 Oy b l i ] 9
a ; lo._ Ao I IR | S -
{ i SHILUE®
; : e 4
3z " = x ol
o ~ n =
4 — 19
%% [AEY: ~ .éu‘.:‘-
(S Ly
of 5% 2. 3 K
9 84 >xo t 0l.e e 2
S Qlew z Iy X0 |
| ik |
! 3 :
1.l
Q A ¢
N . &
q | 15 = :
A ue ! T
4 ‘-ﬂ | [ | l|’
T o s T T
k. o ’ |
= )<:(‘If0 2z 0[E & al |
tp = Z-PL (.
maer o .
it 9
o 5
W 8 )
| zl-n_\‘: Eil i L
" £ 58 i Z
=1 b ol s ul
] ae
\ > ele
3 g o
Qi | 2z B T —
— % Il = %
7 | N g3 T,
(u-r L ‘;?ﬁ 13%‘% . : —— ‘u-ty % <[
5 ad S Az 08 | e 8
2 = EI-nLu \ % k3
8 % — 8 i :l 2] (‘(I\ q
ol 8 ]
i F oy i g Z =
a b o el L i —
8 4 Z
0 e & | -
. g
Ol 3
—— }%%d ~ 0— Ty}
o a L] r
; | Wy
& Of 5
o : O Z
o {\) Ly _l —
N TH - N
(il 8 @y w0
= . wl 2380
i q . Q|52 Z
o { SEE
= | 51¥35 U
[ = : 8
= _— =l
¥ E | Ik
2 ot Zl 9 Z Zo 9 -
|) =l s S ¢ T (|
“log 174 e
Yl )
Z|2 b i
] =] i i
n g 2 [a! in
| I e —=
™y o)™ LINA
o/a o/'2 Qe oY
0,9 .0-8l o-&l -

€3d'4ad 0L OMA 'Wd TO6Z:T 6T0Z/0T/F 'Bmp’s sopuod-12ddn-N1ddT14\IUN § SOPUODAGT-/£Z-€ ORY 130 NODNRINANIWNIA




O

1
A
Z3
D..
Q
z
V]
m
—
A
0

1 ALNNGD VAYAIN

€09S6 VO NANENY
00) 3LINS "Gy WOST0d NaNgNv 00§
133 LIHDYV
A NIM 13AVHDIIW

6L5%-528
AHdSENIN

NOILINYLSNOD
7 [.8]] ¥04 LON
{9 h ]

2NAIs

FTONIHS-ICaYH —

- SWHNININOANOD d3HDv LIV LINN g
NOILVAZTF TT1HIN

. SNIAIS SNV
ONIIS NALLYE Hdis FNTaHE Qaivod-1davH
» avOa-IaaYH — —— asvog-icaTH —— LINOZINOH

L
= e T T B
d my : T ] s | e e — ;
q Re (¥ £ AL~ ] 1l _.ﬂ —
. sirs M = iz ealcanlzas o e M HHE T
? T ~ in TR ____ T e T 7 +— RTINS ——— T |
iR __ __ It M.._ == el __— _ : 7 | 7| T : _: :__ LT T —— _ 7
_“. L] .._u:_ e, —_—, 1| | \ il _:_ 1
7 == | = |I==
SNEeos TriEE— .._u.ml ! | . R ~—— vIoSvd
| | g - WISL 1T H 842

NOILVAFTE 3dIS

s 1111

1M 7
L1
Qv Oa-1CavH 241

e

I Tt noaim 7 1
[ e e le]
| o= B T |

I

DNIZooE Ty LI

ONIAIS TONIHS ZO_Fq\/MIﬁm I—I—_IZBQD

Avog-1aavH —y

NI

EONIAIS SNy T
qalyod-1CavH

£3d'1Qd 01 DMA 'Wd TS'TET 6T0Z/0T/F 'BMP'S SOPUOD-AF1IWMUN § SOPUOD\GT-ZZ-€ OT 13A NOINTIVANIANA




SWNININOANOD LIND 1




EEE
E =
¢
ER

z

3

g
B 7
g °
Q
z
O
m
—
A
O

AN

oicc-c28 (0$S) - €0956 vD Nunanv
001 ALINS "Ad WOSTI04 NaNanv 008

AHJANIN

: NOILONBLSNOD
gl |z @04 LoN |f |}
N = Ed -Ji

s

14 '©S 59 ‘SIHTRIOI ATIAOD
14 DS 2g51 NOILY INTRIID
1d '©5 48’8 ‘gANOILIANCD

NV 1< JOOT4 T13ATT NIV

n_:_

e@| 1INn

12l LINN

SoIa
Swrral SoIa Soaa Soaa
| i e i
e, 3 14 '03 962 'SIHINOL AINIA0D +
14 ©5 2661 NOILYINSNID 0= 18T
T— T B e M ] 1d D35 s8¥ T ‘INCILICNOD
il NV T 20O T4 TIATT 234N . J
g
s Erant § Dam ) TR e T g S J B
_w T L .
5 AT _ s 44
i L T e
_ ./ 1) .ﬂ
N
: oo TNOT TV ;
¥@Z LINN 7ot IINN
£ [
_ k Loz 1IN S2CLI lZAN
| 8] )
€ A < A P
i 7 = = =
T 1E
%
7 PloE el >23d >o3ad
53 | | So3d _... D . [
J s | : soma f S— @.

B

R7ETrT

BT

U ot

i

£2d'4dd 0L OMA ‘Wd 15:85¥ 6T0Z/€/% ‘BMP'SOPUOD-NTAYTINHIUN HT SOPUODNBT-/Z-€ O T30 NODNII\ANNNIN




NOLLOMMLSNOD
¥0d LON

GiPC-TIE (UL} - S09S6 VD HMENENY ALNNOD VOWATN AVM NOONN
g 1 001 311N ‘0¥ WosT04 Nenanv 005 P 1 s
. =" 103 LIHDOUV Ol 73d NOONA (,;

AT N

AHJHNIW LNIM IIVHDIN ke 404 173r0Nd TWIINIAISTY ¥

201 -6

i " T
Il l
4 e . |
' |
5 | (S
g: ’7 i ﬁ 'A-‘_:
] i ! ===
8 L4 N
] |
=esiss LR == [
[ _ _J' L
]
2 g 3
b L4 =1
|
- |
I p |
| |
& N | 7
-
~ —rche | [1_
| |
[ 14
j— | O
I O
L L _
W S=pE 1 .2~ 8| un
'gI i 1l
o ° V)
1 v
| (- T 3
I, l )
| (=] I
| o l
|
. L — |
§ , |
9 r———"
& e | |
: T R | ]
. x = | |
| — | |
' n - [ |
[ ‘_J_"_~/
&/ : 3 "
ol o
é.
|
| n o = 9 ) < -
i as . | o
wO"9 O 2
A 229

€3d'4ad 0L OMA 'Wd 6T:65:7 6102/€/t 'Dmpabesen-N1dyTINIUN T SOPUODNST-/Z-€ OTd 13d NOINRIVANNNIN




Gicc-£28 (08£S) - €09S6 vD Nanery AINAC] VOVASN AWM NOINIY
. NOILINALSNOD 001 3LINS "aY WOST04 NaNanv 00§
7 lel| ¥o3 Lon | I LD3LIHOYY ———= I Ol 713d NODNa
B [ AHdANIN L NIM TIAVHDIW A 404 LI3r0Nd TVILNIAISIY ¥

ity

T
‘|

X

£

1

SCALE: Uslo'-0"

OFEN
B et A B e

SIDE ELEVATION
i
NENEEEN

| |‘
|
anilll
N i
3
A

T

HETAL—— ===

i ]

REAR ELEVATION

SCALE: le"=1'-O"

MG

LemErar FaEL

LS .

e
oz
FElAL ROCFIG

'L\g

VINEER

SIDE ELEVATION
it

I
FRONT ELEVATION
14 UNIT CONDOS

(I
man i

£2d'3ad 0L DMA 'Y 05:65:0T 6T0Z//¥ 'BMp'sOpUOD-ATTINMUN T SOPUOIAST-/Z-€ ORI 130 NODNRIVWIWYIN




|

i
A

i\

| |

=

A

l

i W
N A

N A\
al
il

RINCON DEL RIO CLUBHOUSE



Py
T
m
T
n

LLET-T20 (af9) - €09S6 VD MNHEHIENV AL0TVIVAIN ANW. NOONID
. voronstsnoa || [P ] 001 31INS “GY WOSTOJ NANENY 008
§ ¥0d4 1ON 1D3ALIHDAY o 73d NODNI
1555 A AHDENW  LINIM  1EVHOIW A [ —

T
munP

b

1
/ O\
OPEN TO
BELOY
I L=

EXISTING CLUBHOUSE

BCALE. ["al
N\
o

FLOOR PLAN - (MAIN FLOOR)

FLOOR PLAN - (LOWER FLOOR) | |
1427 8Q. FT.




W
3aum

GiTE-Tow (008) - 0950 V3 henEnwy T1Na3 FaviEN AWM NOINIE ,/‘ﬁ
NOILINYLSNOD 00] 3LINS "GY WOSTDS NENBMY 008 =
404 1ON I LT LIHDuY I oA 13d NOONA ( b=
= O

AHAHM A LN 3w A 204 1031084 WILNIAISIY ¥

!
i
] 'ii E
| \\i
i E
y i - g
| o}
4 | =
_::. Z @ Ql ]m!
B 0 gt
-1 i_
P |« | %
> M O w
1 IIJI) H 9
1 N g 2
: 1l 4 L > O
E = T / T - u %
; A= o = AT
= == 3
EFE =i 9 | NS
= i <
é/I_ ']IH,' \: : 1] o ul g
= = BN — =AY TG
e L Vhlas=Ia 9 X
= - of ] _nﬁﬁm NEElElS] o i
[:'Léll; ' [ \\\‘ H
\ =
| z E
o] O
1 [ .
N
S
1l
]
1l
B =
)}
<
1l

o] BUEr 1L Wid GE-E2-¢ BLOZIWG DMP SNOILYAS 13\ @snoH QniO\gE=L2-€ O1F T30 NODNIHWHANEN



1 ALNNOD VAVASN
b

E N2
5
EEbs
N -4
wﬂ m
=
§22
z

SEIn
250
-N:._N
zo-
@ &
Wen

oc

5 X
2015
=1

K
v |z
3=

. - ZO_._..Q\\/Ml_m INOa4-JAvO \rMNu_)_m_L
: ] 5 = = 7
’ ~ -
Ak ; TS, ngs = .
Z3 sy = e = 5y = VY
9 . = = = = )
8 Al 8 o .
s VNG N,
2 e e

iy~ =

ol

3 NOg.Z‘nHJJ..SNOO
o ON
E. Al b ]

!

1 '45
: mu_nill

_SE_mmnm:E_m_mmmm_ﬁ==_Em___-_____==___Enﬂnm“E."EM&_FEE L E_-—.._ :

-

SdsaUaSKIED VLIONIW YIINOM ‘Wd €Z:£0°T 6T0Z/TT/y ‘OMPIDVd NOLLVINI534d\a.eD KIoWSA\BT-£Z-€ ONY 130 NOJINRIVAINVIN




O

ZE3)

DramiE
Ry

22102

0

GLVE-TAN (DO6) -

001 ILINS “0Y WOSTO4 NHNENY 108
ADALIHIYY @———
1MIM TEVHDIW A

AHJENIA

LO09%H ¥I HMHOBEOW

AANN0D VEVATN

AVM NOININ

Ola 713d NOON/A

804 L3130 0kd TFILNIONGIN ¥

1l
|
& “'J(,’ = .q-:_‘: .
; ]
|
|
! . <t Z
. &51 El
9] a EO«) .
| . Y Z . — [M
o —wQ
N RSN 8
| 3
} ! [
9| 14
in w
€4 &
i o 3
|
= «
o H
o %
®
e TR
== o622
-9 o —
o |2 — —rl
"rtﬂ v 1
i .
| Z
e |3z
| U% . L i
R p
1 = 1
ol § : ﬁgg . 14
:ﬁ 0 0
~r0 O
i}
 z
q
| X

30 -

SCALE:!"

MEMORY CARE

2358 SQFT

23,080 SQFT

£2d'4ad 0L OMA 'Wd TS:0T:Z 6T0Z/TT/ ‘BMPET-6T-L 31DVd NOLLYLNISTU\21eD AIOWSANGT-2Z-€ ONd 13d NODNRIAANNYIA



Ol 73d NODNI
404 1I3r0¥d WILNID

1 ALNNOD VATAIN

He w3 MEOBOY

-T28 {0F5) - S0
001 3LINS "QY WOST0d4 Nanany 00s

153 LIHDAV
AHJANW AN3M TIVHDIIN

HITT
NOILONYLSNOD
¥yo4 1ON A

werE I5LE

@2 1 3TVOS

ZO_._.<>ml_m INOaH4-F3vVD LSOOI

aIs SNe1d
)|nm oa- _DW(:
TYANOZINOH

n.w = —| E "__ ) _...H_ = Iuﬂll 7
[2 Fi=fe=rc=s=x memiam_ Sk —

i 1 i 1 W

Il MEFE[MWEHEUBWE[E&EEE_H =

15g\@eD AOWBNNGT-£Z-€ OR T30 NODNRIVANINNA

=Nl ELE —
S E——1 _m_u__r_m_ [

T

[T

[y

. p—
‘ ]
| N —

—_—

|

i

|

ﬁ_

R AT g

f H 3
Q &4 [l

SNV 4..._U.r

NOILVATITE 3dlS

£3d'Jad 0L 9MA 'Wd ZTTT'Z 6T0Z/TT/p 'BMp39Yd NOI.IJ:&"JJL

_mEmjmﬂl I

T e 7 e =

|.m"

::ﬂWJ.TAH&‘JMM&M_ i T e 1 r|.

T H | ;

AR TS i __

= —— — il

BT EeE |
I | |l M7
L s A O

(

I




—

(

6.cc-c28 (0£S) - £09S6 WO NINENY ALNNOD VOVAIN AWM NOINI
001 3LINS “GY WOSI04 N3NENv 005
l I — 19531 HYYY —:l I Ol 73Aa NOON
b AHJANIW ANIM avHDIN ke 604 D3 0dd WILNIAISTY ¥

E3
Beerih

4-12-19

HS oy &/ (L) HS @/ @/€ (2) HS @/F @/€ (1) HS @iy Bre (T) HS O/¥ @/ (2)
/m LINN @17 OrG /M LINN @1 @14 /M LINN @1y @15 /m 1INN @/ &/S /M LINN @/F @15

SCALE: 3/32"=1'"-@"

COMMUNITY BARNS

3
T2/6 3/0 3+ ]

o [
< )':_00_ g
[ Ly pany [
) z £9 z
Q 4 )é& o/
; NE o

FLOOR PLAN-BARN B

,_\\
[ _— === =
|@ i |
=3 o |
| g
| ] 3 |
I "y e
- T f=ra xat-g""'.,.-..,’g HE @ SVE (D) PEarasill ' Qi
/M LINN @/ @/ M LIND @1 @15 | )]
L . g e e e e oy e I §
b
1 2oL =
——r T - S |
1 HS Q1% @/ (L) HS @/% /€ (T) HS @/% O/E (1) |
| ! /m LN o1y 0/5 = /m 1IN @y % /M LINN O @15 |
— == |
| 4 (| 3
| ! |
I & S |
| 5 |
2. °
| b | [ Q |
e~k B S I«
/ i
|_{ o 0 o (u] 2 4 Z
! - L q
4 £8 L0
" i = (51
S E\ . %3 G 1
4 P & LS =z
| r oo
0l QQ Q <[
Lon U3 (7]
o 4 oL
1§
Lol e — e e e —
| B z | m. B
| o s | Q|9
| - B | @
[ - g | 0 N
3 | M Q
 a— 1 ——— 3 - e ——— i D
s &F eVEiL) 5 iF VE (2] A5 & /T (L) FEOir G (T ITHES
| /M LINN @/% @15 /m LN @/% @IS /M 1IN @1 @15 /M LINN @1 @1




AV NOTNIY

04 LDIPONd TVILNIAISIY ¥

Olal 12 NOONI

ALNNOD YOVASN
A ]

123 LIHDNY
A3AVHIIW

AHJHENIN  LN3IM

6Lcc-£28 (0SS) - S09S6 VD NENEny
001 3LINS ‘0¥ WOS104 Nunany 00s

=

NOLLINYLSNOD
d0+4 1ON

O ) ek

SNaIv'Ea LALINNWIWOD

W@- =0 ZE/E FFVOS
NOILVAZ TS INOS
e

RT————

A W IR S SRR s
3 E o1

OILVAS 1SwWeE8I-2¢-¢ OId 190 NOONIHINMAVIN ™

1'2€6 61

b

w@=l=0e/e TV0S W@~ i|=alE/E FTIVOS

e —

spar] o

NS
SNV T [CRivH

iyOod vIosvd ¢
Wil IQavH w2l —

el-Zl-¥




BLEE-C20 (O€8) - TO09SSsS ¥ NEHNENY AIHIOD wEVALN AT OO
P ] 001 31105 %Losg%ﬂﬂv e ’ I Clal T3a NOONIE
A AHJENW - LNZM  IZvHDIW A 04 L53roud LG ¥

QA —

.
-
| y
I

[

=)

A

AN )= P

L

' | %

|
oo

|

)

l

DOUNTOUWN SITE PLAN

\

\
P
2

SIMOT [BUEF ‘L1) ‘Y OV:8¥:L | BLOZ/LZ/E ‘BMP UMD UMOG-UB|d B)iSWaIUaD BBEIIA UMOIUMOQ\S|-L2-€ OIY 13A NOONIEWIINVN



O

A RO
a4 123r0u TWLLNEHEIN ¥

Ol 713 NOONA

L]

008

1231 1H2uv

001 3LINS "0 WOST04 NenNenv
AHdEN - LNIM

GLIC-TEE (088) - CO96a ¥D NHNENV

@

NOILINYLSNOD
304 1ON

£
et

Ol

ol-¥Z-%

NOIIVAT 15 INOSH

im0 TV

IcnoH

i TWS

NV 1d SOO0Td

Lt

*’ o1 B8 WA S G

L]

W

WE g




ONIQTING T00d




64CE-C2Z8 (BRG] - S00%A VI HEAEny

3 NOILONYLSNOD 001 3LINS "Gy WOSTI0d4 NdNenv 00S
i l.g/| Y04 LON 123LIHDYV =——
el b AHHNW AN3IM 12VHOIW

ALNNOD VAVAIN
v I Ol 734 NODN

B0 S AT T LN Y

AVM W

R aEjad
||“_|E""'_-
|
|
; 8
|
o S i
O g
IR b
1 Z
® <
// 0 _1
Y 8§ o
T 14
Q)
_ 0
Q |
= (TS
o i Al o
8 = QP
| ~
C Sk
= \0‘
9 s
=
¢ g
Q ~
_l ®
Q R
" g

wrl Geioll

£3d'Jad 01 OMA 'Wd 65:90:€ 6TOZ/0T/v 'BMP’100d-N1dHT1I\O0\ST-2Z-€ ORI 13a NODNIIVAINNIA




O

AN NOINWE

O3 LO3M0Nd TWILNIAISTH v

Ol 73d NOONIa

ALNNOD VAVAIN
h ]

| e
e |15
agl|lx
Z o V
E m
nMVﬂ
g22
e 30x
il
.N_.__W_
30
R
u
€ <
nm C
523
K I
o |||

NOILINYLSNOD
¥yOd LON A

e TS

O bk

EClleENEalole]

WINIA o

i - |L|..-(H...b|ﬂ A o

"ty e

_,, _w

e |-|r11|.}.

R Ll e

$d. 075

) vn‘

R MR | Pt Aol
- ‘ﬂsﬂilui
a2 e

_E___mm

NOILVAZZ LNOaid

a2







O

AVM NOINIH

04 1J3M0Nd WILNIAIS3Y ¥

Olal 73d NOONIA

ALNNDD VAVAIN
h ]

I3VHO W

&LTT-RT0 (ORS) - SOE6 WO NHNENW
00! 31INS 'Q¥ WOSTO4 NuneNY gac
103LIHOAV

AHDENI  LN3IM

@

NOILINYLSNOD
J0d LON

Q lg s

el-v-v

2AIINNGI
SALTNONOD
1evo —

@il WE AW

Fhoadavd

NOILVAZTE av 3

VI LWE TVOS

NV i< SO0 4

Z

e

£

Z

t

|

<Ll

B —

NOILVAZTE LNOa4

SdSaNBSEOED VLTONIN YIINOY ‘Wd LEES'T 6T02/0T/& 'BMpDES-NIJYTINDEE\BT-£2-E OM 13 NOINRIVANINVA




ba:pﬂm NEnEnY ALNN03 VavAIN AT WO
F NOILONH.LSNOD ' ’ 001 31INS Q¥ WOSTT04 NMnenv 008 ' I o 13a NODNI
O IE .EEI;;?_I | AHJHNW la_aldéliloav—IEVH3|NL 804 123r0bd TVILN3QISIY V'
Q = anET
]
h
~
Z
O
-
<
>
il
|
il
14
<
i
12
I [ .
& ' -] : y
; =h 3 §
}1: / %
I W Z =
el § K q @
o _ > 2
|I| L w ©
i N v 1 O
¥ LLl
= Q e
O u o
| o 8 B
Th o W
-2 @iz
=
Z
8
—
q
P
11|
|
u
—
Z
Q
(v
(1N

SdSaLaSYIED VLIONIN YIINON ‘Wd 0Z9€T 6T0Z/0T/y ‘BMP INOOYLSIU-NTdT\SIWOOULSINBT-/Z-€ OTY 130 NOJNRIWINYIN




fe

i

§

NOILINYLSNOD
¥0d4 LON

BLEC-C20 (0GS) - £09&& WO Nuneny AINNOD VaVAIN AWM NOINIH 2
' I O G a0 ’ I Ol 13A NOONIA
b AHdENW NS TEVHD W A 04 173104d TYILNIAISIN V d

e O
=]

8

v

=
.

B

T

)

g

i
!
!

20"
200
aﬁ_
Frig ey
=T
6XB RAETERS —

»
L
3 §
% m i 7
V@W—E}‘ 1 9
& i *<—[
s 1\ z N
) \ g g
B - B N))
é = A Q_WE%!WEH" Ll o 1 1
3 44— Q 0 Y
8 - O i o H
=
B "a;\n;\—EEI—

SdSaUaSHFIED YLTONIW VIINOX ‘Wd 8E:¥ST 6T0Z/0T/b ‘BMP'S]||alL-NTdHT1A\STTTIMLNGT-£2-€ OR T3A NOONRAWIIWVI




O

AVM NOINH

WO L3308 TVIINEOISEN ¥

Ol 730 NOONIA

1 | ALNIGY VAVAIN
L L

3
c

sgllz
-3

ne M
VMV_I
a

833
mme
Gn=m
2Rz
L an
T
a2

ad 3
g C
28ll[2
L T
4 Il
~

o ||f%

NOILDONYLSNOD
804 LON A

. aig

Ol

Cl-v-v

2010 M TWI9

Z_.ﬂ._.230u. Zﬁ_m ZO_._..Q.\/MJM. ._.ZOWI

|.@';‘3

[UIIANIA 00—

NaZ LNV T
LHDIT-MOT—

HSINIZ ODONLS
dzagHLlvam—-

NV 1d 00T+

W€ OB

3

FLFADNOD

SdSoUaSYIED VLTONIA VIINOY ‘WY #0:26:TT 6T0Z/TT/i ‘Bmpulelunod-N1dy14\NIVLNNO\BT-£2-€ O 130 NOONRAWIW\A




EXHIBIT E

COMPREHENSIVE MASTER PLAN

Rincon del Rio

February 2020

Prepared by:

140 LITTON DRIVE

SuITeE 240

GRASS VALLEY, CA 95945

TEL: 530.272.5841

Fax: 530.272.5880

GEN'L EMAIL. INFO@SCOPEINC.NET

G
G TRUCKEE: 530.582.4043
G



COMPREHENSIVE MASTER PLAN
Rincon del Rio ~ CCRC
APNs 057-130-013 & 057-240-017, -018, and -019

Project Description

Young Enterprises, L.P. (“Owner”) is proposing a Continuing Care Retirement Community
(CCRC) within a campus setting on approximately 215 acres within the unincorporated County
of Nevada. The property consists of four existing parcels (APN’s 057-240-017, -018, -019 and
057-130-013). The vast majority of the property is currently undeveloped. There is an existing
single-family residential structure, detached garage, and River Barbecue Pavilion Structure on

the property.

The campus-style design is clustered in the western 40-acre portion of the 215-acre property.
Primary access is provided via Rincon Way off of State Route 49. Emergency access will be
provided via Rodeo Flat Road at the northeast corner of the property. The project is within the
boundaries of the Nevada Irrigation District (NID) and treated water is available to serve the
project. The project is also in the Lake of the Pines Zone of the County Sanitation District #1 and
sewer service is available to the site

The project will be constructed in 10 phases. The first 2 phases will include access roads,
infrastructure improvement, and some residential units. Phase One will include construction of
the sewer and water system, primary and emergency access roads, gatehouse, 14 cottage units
and four 5-plex condominium units. The remaining phases include the buildout of the project as
shown on the Phasing Exhibit Plan on the Tentative Map with the Group Housing
Memory/Assisted Living facility proposed in Phase 7 in order to allow for base campus
population to be established.

The clustered design and layout of the project efficiently utilizes the proposed campus streets and
utilities infrastructure while maximizing the open space and natural areas. The smaller residential
units (bungalows and cottages) utilize a 10 feet front and rear setback and 5 feet side yard
setback to property lines. While the units minimize the size of yards and landscaping
maintenance with a neighborhood feel for onsite residents, the traditional 30 feet setback to
structures from the development boundary and adjacent land uses is retained.

The property has a General Plan Land Use Designation of Planned Development — Continuing
Care Retirement Community (PD-CCRC) and Zoning Designation of Planned Development —
Continuing Care Retirement Community (PD-CCRC).

The Rincon del Rio Project has been designed as a clustered Continuing Care Retirement
Community (CCRC) “campus” which meets the intent of the Planned Development — Continuing
Care Retirement Community (PD-CCRC) General Plan and Zoning Designations on the
property. The project is designed to minimize impacts to the site’s resources by preserving a
large area of open space and clustering the development, which will limit the construction
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Rincon del Rio Master Plan

disturbance area to an envelope of approximately 40 acres located on the western half of the site.
This allows for more than 170 acres (80%), more or less, of open space.

This Continuing Care Retirement Communities (CCRC’s) offer services and housing in an
“aged restricted campus setting” that includes independent living, memory/assisted living
options, physical rehabilitation, food service, social activities, and cleaning and home
maintenance services. Seniors who are independent may live in a single-family cottage or
bungalow home, attached condominium unit, or village loft design within a campus setting
where the residents can rely on security and services designed to allow one to “age in place”. The
Rincon del Rio campus is designed to serve adults 55 years and older, who are seeking to
downsize their living environment but are still physically and socially active. Occupancy within
the CCRC will be by fee title to the residential unit selected.

The campus offers seniors a variety of housing options, all of which will be constructed with
Universal Design principles aimed at ensuring an age-in-place option, no matter how challenging
the circumstance.

Rincon del Rio is designed to serve a senior population of 415 people within 345 living units
consisting of the following:

e Independent Living (Detached) Cottages and Bungalows

e Independent Living 5-plex Condominium Units

e Independent living Condominium Apartment Units

e Independent Living Village Center Loft Condominium Units

e  Group Home Memory/Assisted Living facility

The Rincon del Rio CCRC also offers a self-contained Village environment with a variety of
amenities and services including, but not limited to the following:

CCRC Operation

The CCRC Campus allows for individually owned residential parcels and condominiums. The
uses and membership offers are consistent with Section L-II 2.7.12 — Continuing Care
Retirement Combining District of the Land Use and Development Code Zoning Regulations.
The Project is an Equity Model CCRC, and land uses proposed are identical to those proposed in
the existing CUP approval.

The Department of Social Services and the Department of Real Estate allow for an approval of
Equity Model CCRCs, where there is no entry fee. The Model allows consumers to purchase a
home and pay monthly fees. If long-term care is ever needed, in-home care is provided, when
possible. Otherwise, the resident is moved to assisted living or memory care provided on-site.
Residents pay only for services they need personally, as opposed to a sizeable entry-fee required
to defray the costs of those who entered suspecting they would be taking advantage of the fixed
monthly rate.

Pursuant to Section L-1I 2.17(B) of the Land Use and Development Code Zoning Regulations the
Project will provide the following:
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Rincon del Rio Master Plan

e Independent Living Units

e Assisted Living Units

¢ Physical Rehabilitation

e Memory Impairment Housing

e Ancillary uses supporting the primary CCRC use and providing service to CCRC residents,
employees, and guests, including dining facilities, convenience retail, gift shops, service
commercial, laundry facilities, arts and crafts buildings, gardens, indoor and outdoor
recreational facilities, and maintenance facilities.

The Project also continues to meet the standards of Section L-II 2.17(D) of the Land Use and
Development Code Zoning Regulations. The Equity Model CCRC community to be age
restricted and meets the parcel size and density requirements, and clustering and setbacks, as
well as the building standards and requirements for amenities.

The Project is subject to the existing Development Agreement, and so meets the requirement of
Section L-II 2.17(E) of the Land Use and Development Code Zoning Regulations.

The Project must obtain approvals from the Department of Social Services and the Department
of Real Estate. Construction and implementation of the Project are contingent upon these State
approvals and licenses. Accordingly, the Project is compliant with Section L-II 2.17(F) of the
Land Use and Development Code Zoning Regulations.

The Equity Model CCRC is specifically recognized in the statutes. (See, H&S Code §1771(e)(6),
1788(a)(25), 1788.2(d)(2).) The statutes also anticipate that CCRCs may be constructed in
phases. (See 1771(b)(10), 1779(a)(3), and 1782(a).)

Homeowners will receive, as part of their service package, a continuing care contract giving
them priority access to care at the community’s assisted living and memory care facilities. The
sponsor, or its lessee, will apply to the California Department of Social Services for a Certificate
of Authority to offer continuing care contracts under Health & Safety Code sections 1770 et seq.
Note that H&S Code §1787(b) requires that all continuing care contract forms be approved by
the Department of Social Services prior to use, and the sponsor/lessee will comply with all
reporting and other requirements for continuing care providers.

From the very first phase of the Project, each member of the community will receive a
continuing care contract in conjunction with the purchase of a home. Thus, the Project will be
overseen by the State throughout every phase and throughout its operations.

The Project will be regulated and licensed by the Department of Real Estate. The Department of
Real Estate must approve the sale of units in a Planned Unit Development with separate lots to
be sold to homeowners, and Service Areas to be retained by the Sponsor or the lessee.

The application process with the Department of Real Estate begins with the application for a
Preliminary Public Report, also known as a Pink Report, which will allow a developer to
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advertise and take reservation deposit monies for the sale or lease of lots, parcels or units within
the subdivision. Reservation deposits taken by a developer under a Preliminary Public Report are
fully refundable. Additionally, a developer may obtain a Conditional Public Report, also called a
Yellow Report, in order to enter into a binding contract with a buyer and open escrow prior to
the issuance of the final public report, subject to the completion of specified conditions. The final
Public Report, also called a White Report, authorizes a developer to sell or lease lots, parcels, or
units within a subdivision. A copy of the Rincon del Rio Pink Report is attached.

Homeowners’ purchase of a residence includes a membership in the HOA. The HOA will have a
group membership in the Reserve. Reserve membership includes, for each HOA member, a
continuing care contract allowing priority access to the Reserve’s care facilities. The
community’s assisted living services and memory care facilities will be licensed and regulated
by the Department of Social Services.

If a homeowner sells their unit, it will be required by all HOA governing documents that it only
be sold to a qualified buyer who meets the age and other restrictions and requirements of the
community. Any new owner will receive a continuing care contract upon purchasing a home in
the community

Transportation - The project will provide a minimum of two para-transit vehicles, ADA
equipped for the purposes of transporting residents within the facility to various business
appointments, grocery and service needs, recreation and special events. Transportation will be
provided on a daily basis. The Project access will come from Rincon Way. Rincon Way will be
widened to two 10-foot lanes and resurfaced within the existing 30-foot deeded easement. A 20-
foot emergency access road will be constructed from the project development area east to
connect with Rodeo Flat Road. This road will be for emergency purposes only and gated to
restrict public access. In addition, the project will provide common use electric golf carts and
on-call shuttle service for internal campus uses.

Dining - The project will provide the main dining facility for daily meals. In addition, food
service venues such as lunch café/bistro, ice cream parlor, a coffee shop/book store, and light
eating areas will be provided in the Village. Meals prepared in the facility can be delivered to
individual residences or residents can dine in the main dining or the café/bistro facility.

Laundry - Washers and dryers will available for each independent unit. In addition, contract
laundry services will be available.

Care - The project will provide on-site EMT personnel and contract medical care may be
provided from contract doctors providing geriatrics care for the residents.

Indoor & Outdoor Recreation - The project provides over 4 miles of improved walking trails,
and soft surface trails throughout the property, general picnic areas and social gathering areas
along the Bear River, raised-bed community gardens, aquatic center, fitness center, bocce ball
courts, tennis courts and pickleball area. Fitness and wellness classes will be provided. These
amenities are dispersed throughout the project development area. A 1.7-acre Village Park will
contain the Aquatic Center building along with several miles of soft surface trails meandering
through the open space area and along the Bear River will be included.
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Daily Services - Daily services for all residents will include a grocery & sundry store, beauty
shop/hair salon, barber shop, post office/mailbox room, personal business/computer center,
appointment banking, theater, library, retail gift shop, and arts/crafts studio.

In order to accomplish the above we are requesting the following:

1. Approval of a Tentative Map to allow 120 Cottage /Bungalow parcels, 221
Condominium Parcels, Memory Care Parcel, Village Parcel, Common Area Parcel and

Open Space Parcel.

2. Amend the existing Use Permit and approve the project revision and architectural design
as shown on the attached site plan map and tentative map.

3. Approve the revised Phase Plan and replace the phase plan shown in the DA.

OVERALL SITE PLAN
RINCON DEL RIO SENIOR LIVING

2 |
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Environmental Setting

The project area consists of approximately 215 acres north of, and adjacent to, a portion of the
Bear River. The vast majority of the property is currently undeveloped. There is an existing
single-family residential structure on the property located near the southwest corner of the site.
The topography of the site ranges from approximately 1,280-feet along the southern portion of
the site near Bear River to approximately 1,680-feet at the northeast corner of the site near the
termination of Rodeo Flat Road.

The regional setting of the project area is rural residential development and agricultural
(grazing). The site is covered primarily by Ponderosa Pine, California Black Oak and several
kinds of oak-dominated woodlands, and Annual Grassland. Small portions of the site include
areas of Wet Meadow, Freshwater Emergent Wetland and Foothill Riparian habitats.

There is an unnamed tributary which flows into a large pond located near the center of the site.
Two sections of Nevada Irrigation District (NID) irrigation canals traverse across the property;
the Weeks Canal crosses the northwestern portion of the site and the Magnolia Ditch crosses the
eastern portion of the site.

| sy DA ,':".I'f- iR = -
Figure 1: Rincon Way at Westerly Boundary
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Figure 2: Front Entrance of Existing Residence

Figure 3: Meadow North of Pond
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Figure 5: Looking‘ South at Nohrtmer-ly B(;ﬁhdéry on Rodeo Flat Road
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A series of technical studies were prepared for the project, including the following:

>

vV V V V

>

Acoustical Constraints Evaluation — Prepared by LSA, August 2007
Geotechnical Feasibility Study — Prepared by Lumos & Assoc., October 2007
Air Quality Constraints Evaluation — Prepared by LSA, August 2007
Archeological Inventory Survey — Prepared by Genesis Society, December 2006
Biological Inventory — Prepared by EcoSynthesis, March 2009

> Updated Biological Memorandum — Prepared by Greg Matuzak, April 2019
Traffic Impact Analysis — Prepared by RTE, December 2008

» Updated Traffic Memorandum — Prepared by KD Anderson, April 2019
Environmental Impact Report Certified in April of 2013

As a result of the Biological Inventory, the project incorporated a clustered design on the western
half of the site where the woodlands support lesser habitat values and the impacts to
environmentally sensitive areas are significantly less. Although the project has been designed to
substantially avoid sensitive biological resources, the proposed project may result in some
significant impacts under CEQA guidelines. However, Mitigation Measures have been
recommended for each potential impact which will reduce the impact(s) to “less than significant”
under CEQA guidelines.

LEGEND:

FOOTHILL HARDWOOD (SPECES)®
PONDERCSA PIE — BLACK OAK

ANUAL GRASSLAND & PASTURE
LANDUARK QAX GROVE (SPEORS)®
LANDMAE OAX TREE

BIOLOGICAL RESOURCES MAP U %
by GREG MATUZAK
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The Archacological Inventory Survey identified three “historical” sites within the subject
property including the remains of a small ranch complex, the Magnolia Ditch, and a small
drainage ditch. All three sites were analyzed under CEQA criteria and were determined to be
“not significant”.

Based on the Rincon del Rio EIR and Farmland Mapping and Monitoring Program (2013), there
is approximately 135 acres of grazing land, 38 acres of land classified as “Farmlands of Local
Importance” and 42 acres of land shown as “Other Land”. The project has been designed to
preserve or utilize the best agricultural and grazing areas on the site for future agricultural use.
The following exhibit, taken from Rincon del Rio EIR, illustrates the resource location. As
shown on the following exhibit, the proposed development area is limited to approximately 48
acres with all the development except for the proposed emergency access road, trails, water tank,
and sewer lift station clustered within the northwest portion of the site. Approximately 4 acres of
the development area is designated as farmland of local importance and that is being used for
agricultural uses such as row crops, raised bed vegetable planter boxes and an orchard. Most of
the 48 acres of development area shown on the FMMP Maps as “other land” and would not be
precluded from future agricultural or grazing use.
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Existineg and Proposed Infrastructure

A. Sewage Collection System - The project proposes to construct an on-site gravity sewer
system, directed to a sewer lift station. The lift station will pump the sewer through a force main
toward the northeast to another on-site lift station. The force main will continue off-site to the
north along Rodeo Flat Road; then gravity down Timber Ridge Road and eventually terminate at
an existing manhole located on Riata Way near the Lake of the Pines Sewer Treatment Facility.
All off-site construction of the sewer main will be located within existing Public Utility
Easements (PUE’s). Any damage resulting from the construction along the roadway needed for
installation of the utility service lines will be repaired by the project sponsor. All areas subject to
construction will be restored in the condition equal to its condition prior to construction. The
Rincon del Rio EIR also evaluated an alternative utility route to sewer treatment plant and
wastewater plant using the Hidden Ranch Road route at the request of the Nevada Irrigation
District (NID) as that is their preferred route to serve more South County customers, provide
additional fire hydrants and reduces the pumping requirements. Appropriate off-site easements
will need to be secured prior to utilization of that route, the sewer force main would most
efficiently follow the same route.

The project site is within the boundaries of the Lake of the Pines Zone of County
Sanitation District #1 Sewer Treatment Facility and service is available to project. A
separate application will be made to the Department of Sanitation to confirm the number
of EDU’s required for the project based on the Sewer Design Report to be provided.

B. Treated Water System - Public water will be provided to serve the project site. The project
is within the boundaries of the Nevada Irrigation District (NID) and NID has issued a “will
serve” letter to serve the project. A mainline extension will be required from the northeast
corner of the site at Rodeo Flat Road and will be constructed as part of the project. Any off-site
construction will be located within the existing Rodeo Flat Road PUE.  The District has
identified an alternative mainline extension route via Hidden Ranch Road and the EIR for the
project assessed that route and found that construction and service of the line would not have an
impact on the environment should they choose to serve the project using that alignment. As
indicated above, the Hidden Ranch Road is the preferred alignment by N.I.D. to serve the greater
area for water service and fire hydrants. Appropriate off-site easements will need to be secured
prior to utilization of that route

C. Dry Utilities - The site will also be served with electricity from PG&E. Community propane
tanks will be located above-ground to serve individual homes. All propane tanks will be located
in accordance with the setback regulations imposed by the Nevada County Department of
Environmental Health (NCDEH). All necessary utility easements will be created on the Final
Map.
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OVERALL INFRASTRUCTURE PLAN
RINCON DEL RIO SENIOR LIVING
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D. Drainage - The drainage associated with the improvements to the site will consist of
roadside ditches and/or AC dike (to minimize grading). The runoff will be directed to water
quality treatment facilities such as infiltration trenches and/or retention ponds prior to returning
to sheet flow to connect to natural swales located on site. The on-site retention to treat the runoff
from impervious surfaces will be sized and constructed as required by the Nevada County
Department of Transportation and Regional Water Quality Control Board. Best Management
Practices will be implemented in accordance with the Regional Water Quality Control Board.
Low impact development techniques will be utilized.

Individual drainage systems related to the single-family lots will be installed during the
construction of the homes and will be designed in accordance with County standards.

E. Grading - To the extent feasible, any grading within the project shall balance cut and fill on-
site. If the transport of cut and/or fill becomes necessary, transport operations shall be consistent
with County ordinances in effect at the time and shall be identified on the Improvement Plans.

In order to avoid large areas of grading over long periods of time, grading activities shall be
phased with the development, to the maximum extent possible, and be consistent with the overall
Master Plan for the entire project area.
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Grading operations within the plan area shall follow the recommendations provided in the
geotechnical investigations required prior to any development. Geotechnical recommendations
shall include a measure to mitigate potential impacts such as:

1) Expansive soils

2) High groundwater levels

3) Existing unsuitable soils and fill
4) Site preparation

5) Temporary excavations

6) Temporary soil erosion techniques

"_ RINCON DEL RIO SENIOR LIVING

Pled
i
1

F. Erosion Control - An Erosion and Sedimentation Control Plan shall be prepared prior to the
issuance of a grading permit to ensure adequate erosion control protection during grading
operations. Details of that plan shall be in conformance with the Nevada County Grading
Ordinance and Best Management Standards of the Regional Water Quality Control Board and
the Nevada County Resource Conservation District.

G. Fire Safety - The project area is located within the Higgins Fire Protection District (HFPD).
The District provides fire protection and emergency services response to an estimated 12,000
permanent residents in southern Nevada County. The District’s 90-square mile area is primarily
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rural zoning, with the exception of the Lake of the Pines gated community and is served by three
fire stations located geographically at six-mile intervals, with the main station located on Combie
Road. Fire flow will be provided subject to the requirements of the Higgins Area Fire Protection
District based on building size and use. If the Water District requires service to the site via the
Hidden Ranch route, the off-site water lines will be sized accordingly to meet fire flow
requirements. If water is served via the planned Rodeo Flat connection a water storage tank
facility sufficient to handle fire flow requirements will be installed as shown on the previously

approved project.

All development related to the build-out of Rincon del Rio will be required to meet the minimum
standards of the Uniform Fire Code and the requirements of Nevada County for fire flow, access,
and fuel modification.

H. Landscaping - Landscaping shall consider the following:

> Preservation of existing Blue Oak trees and other native vegetation wherever possible.

Site planning, grading, trenching shall be designed to incorporate areas of native
vegetation. [Existing vegetation to remain shall be protected from impacts during

construction.

» Utilization of native and adaptive plant materials in new landscaping.

The proposed planting pallet shall stress indigenous and drought tolerant plant materials
wherever possible. These species will minimize the use of extensive water, fertilizers,
herbicides, and other intervention. Appropriate plantings will also provide replacement
of habitat for native bird, insect and animal populations. Turf grasses shall be limited to
recreational areas (less than 20% of newly landscaped areas). Plantings shall be “hydro-
zoned” in a grouping of like water usage for maximum water conservation.

> Use of water-efficient irrigation technologies.
All irrigation systems shall be designed to minimize the amount of water used for
irrigation purposes. Automatic systems will include drip systems, low application rate
spray heads, water sensors, and check valves to prevent low point drainage. Design of
irrigation systems will preclude overspray onto paved areas.

» Use of surface mulch and soil amendments to enhance water retention.
All newly planted areas shall receive an amendment of well-rotted compost (6 cubic
yards per 1,000 square feet) and a top dressing of wood chip mulch (3” deep minimum).

> Placement of deciduous trees for passive cooling of buildings and paved areas.

Deciduous canopy shade trees shall be located within the landscaping for coverage of
parking areas and other paved surfaces subject to “heat island effect”. Shading of
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parking areas shall achieve 50% in 15 years. Deciduous trees will be positioned on south
and west facing exposures to limit heat gain during summer months.

» The owner is responsible for the replacement of all plant material. which does not survive.
All plantings and irrigation shall be maintained by the property owner and, in any case, where

a required planting has not survived, the property owner shall be responsible for replacement
with equal or better plant materials.

> Plant container sizes shall be as follows:

o all trees - 15 gallons with min. 1.5” caliper trunk (1” for understory)
o all shrubs - 5 gallons
o all groundcover and perennials - 1 gallon

YAMASAKI

NEVADA COUNTY, CALIFORNIA

RINCON DEL RIO
SENIOR LIVING

Figure 6 Overall Landscaping Plan

S:\Job_Admin\200803-Y oung\Masterplan\CMP-Text Only-February-2020. Doc 16



Rincon del Rio Master Plan

Figure 7 Landscaping Detail
Circulation and Roadway Improvements

The project site is located approximately 2200 ft. east of State Route 49 with the primary access
via Rincon Way, a rural two-lane local roadway which runs directly east of the intersection of
State Route 49. Rincon Way will be improved to meet the “Typical Campus Road Section A”.
Secondary emergency access will be constructed on site to meet a two-lane Fire Standard Access
Road per “Typical Emergency Access Road Section B” and connect to Rodeo Flat Road at the
northeast corner of the site. A Petition for Exception was submitted and approved for the
existing portion of Rodeo Flat Road due to a short stretch of existing roadway that may exceed
the maximum road gradient of 16%.

Portions of Rincon Way that currently fall outside of the existing 30° wide easement will be
relocated within the existing easement OR additional easements will be acquired to contain the
roadway where it currently exists.

Several miles of existing soft surface trails will be utilized to enjoy the 170+ acres of beautiful
open space. Additional 6° wide asphalt trails will be constructed within the Village Center and
clustered development area, connecting the housing areas to project amenities. Trails outside of
the “development area” will primarily consist of soft surface trails.
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Parking

Sec. L-II 2.7.12 Continuing Care Retirement Community Combining District (CCRC) and the Nevada
County Land Use and Development Code Zoning Regulations provide specific parking requirements for

CCRCs. They basically consist of:

Independent Living (LI) Units:
Special care units:
Administration:

Employees:

Guest Parking:

1 Stall per unit.

1 Stall per unit.

1 Stall per 300 of gross floor area.

1 Stall per each non-administrative employee on shift
1 Stall per every three units.

Given the number of units and uses proposed the code would require:

Independent Living (IL) Units:
Special care units:
Administration:

Employees:

324 Stalls

22 Stalls (based on 22 SC Units)

10 Stalls (based on 3,000 S.F. of Admin.)
15 Stalls (based on 15 employees per shift)
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Guest Parking: 108 Stalls
Total Code required 457 Stalls

Rincon del Rio expects a more robust Village campus activity center, travel to and from other units, travel
to the Village Center and Common areas. Inter-Campus travel via car, golf cart, or shuttle will
necessitate more guests parking then allowed for by existing code. Rincon del Rio proposes the following
parking provisions:

IL Cottage and Bungalow’s: 1 enclosed stall and 1 driveway tandem guest stall per unit

IL Attached condos: 1.6 stalls per units.

IL Village lofts: tlhztilllill 1;;egreu(rjlietn}t)el:rlss Zzp;t;li %gfiftan per units hared parking in
Special Care: 1 Stall and 1 guest stall for 4 beds.

Village Center Support Retail: 1 Stall per 300 S.F. of gross floor area.

Common Area Support: 1 Stall per 75 S.F. of gross floor area.

Given the internal travel assumptions above, number of units and uses proposed the Rincon del Rio
proposes the following parking provisions:

102 IL Cottage and Bungalow’s: 204 Stalls
201 IL Attached condos: 321 Stalls
IL Village lofts: 30 Stalls (plus Village Center Shared Parking for guests)
Special Care: 44 Stalls
Village Center Support Retail: 100 Stalls
Common Area Support Facilities: 32 Stalls
Total 731 Stalls
Setbacks
SITE DEVELOPMENT STANDARDS (SETBACKS)
Attached 5-Plex Memory
SOuERES Bungalows Condominiums | Condominiums Care
10’ From 10’ From , , 10° From
Front Yard ROW ROW 10’ From ROW | 10’ From ROW ROW
. , , 15’ Between 15° Between A
Interior Yard 5 5 Bldgs. Bldgs. 10
Exterior 5’ From 5’ From , , ,
Yard ROW * ROW * 10’ From ROW | 10’ From ROW 10
Rear Yard 5’ St 10° 10° 10°

*Side and front setbacks for Cottages and Bungalows may reduce by up to 5° for lots that have roadways on two, or more, sides
as long as a minimum 20’ long driveway to the garage door is maintained.

Setbacks Note: The Rincon Del Rio project is a Planned Development with varying setbacks.
For Bungalows and Cottages, the primary design aspect is a close presence to the street while
maintaining 2 minimum 20-ft. long driveway for on-site parking from the edge of roadway with
5-ft. minimum side yard setbacks and 10-ft. rear (5-ft. minimum).
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The Attached Condominiums and 5-Plex Condominiums generally have 10-ft. minimum
setbacks from the Right-of-Way but will in most cases be greater to accommodate parking and
sidewalk features, and a 15 feet minimum setback between buildings.

Project Phasing

The project will be constructed in 10 phases. The first 2 phases will include access roads,
infrastructure improvement, and some residential units. Phase One will include construction of
the sewer and water system, primary and emergency access roads, gatehouse, 14 cottage units
and four 5-plex condominium units. The remaining phases include the buildout of the project as
shown on the Phasing Exhibit Plan on the Tentative Map with the Group Housing
Memory/Assisted Living facility proposed in Phase 7 in order to allow for base campus
population to be established. Rincon del Rio will assist in securing off-site memory and assisted
care if occupants of the campus need such service prior to construction of Phase 7 with the
Group Housing Memory and Assisted Living facility
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EXHIBIT "D"
RINCON DEL RIO SENIOR LIVING

PHASING EXHIBIT

SCALE: 1"=500'

S:\Job_Admin\200803-Young\Masterplan\CMP-Text Only-February-2020.Doc 21



Rincon del Rio Master Plan

EXHIBIT "D"
RINCON DEL RIO SENIOR LIVING

PHASING & UNIT COUNT

PHASE 1: |
- Emergency Access Road Connection - 21 Cottage Units
- Primary Access Road Improvements
- Gatehouse PHASE 7:
- Sewer Lift Stations, Water Tank —

& Other Utility Connections - Village Service Center
- 15 Cottage Units - Group House Memory Care
- 4 5-Plex Condominiums (20 units) - Pooll Fitness Center
- Garden
PHASE 2:
- 24 Bungalow Units - 3 Cottage Units . ‘
PHASE 3: - 6 5-Plex Condominiums (30 units})

- 4 Attached Condominiums (56 units)
- 2 5-Plex Condominiums (10 units)

- 7 Cottage Units
PHASE 4: - Pickleball/ Tennis Court
—_—— - Row Gardens/Farm
- 5 5-Plex Condominiums (25 units) - Auto/ Tractor Repair Bamn
PHASE 5: PHASE 10:
- 11 Cottage Units - 21 Cottage Units
- 7 5-Plex Condominiums (35 units) - 5 5-Plex Condominiums (25 units)

PHASING NOTE:

1. THIS IS A PHASED PROJECT. THE ORDER OF PHASING MAY BE MODIFIED AND/OR
COMBINED WITH OTHER PHASES, BUT SHALL BE IN CONFORMANCE WITH THE
DEVELOPMENT AGREEMENT.

R Svavnyrea
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D e
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Open Space Management

CC&R’s will be created for the project. Specific instructions within the CC&R’s shall address,
at a minimum, property maintenance, and open space management. Over 80% of the site will
remain undeveloped. Operational Fee for implementation of the maintenance and open space
management plan will be part the of HOA annual dues to ensure an adequate and continuing
funding source is provided. Implementation of the plan will be provided by the Rincon del Rio
campus Operational and Management Company. The open space management plan shall include
provisions for fuel modification and defensible space per Public Resources Code Section 4291.
The soft surface trail network will have annual maintenance to ensure proper drainage and
erosion control.

Visual Assessment

An Aesthetic Impact Analysis was prepared in the Rincon del Rio EIR. That analysis found there
to be no significant or adverse impacts on the scenic views or vistas in the area.

The project proposes to preserve the majority of the site in its current condition by clustering
development; only the emergency access roads, trails, water tank, water tank access road, and
sewer lift/pump station would be constructed outside of the clustered development envelope.
Both the water tank and sewer lift station would be screened by existing vegetation. While the
project would fundamentally alter the visual character of a small portion of the site, the overall
visual character of the site would not be degraded. The majority of the buildings and roadways
within the clustered building area will be a downgrade from the elevations of the two adjacent
parcels, that have a limited view of the site and existing vegetation and new landscaping will
provide screening

The introduction of new lighting to the area will have an effect on the nighttime sky. However,
the use of low-intensity lighting, the strategic placement of landscaping and proper shielding
techniques all combines to reduce nighttime lighting levels. The EIR found that with those
conditions the effect would not significant.

Architectural and site design guidelines will also be incorporated into the subdivision’s CC&Rs
in order to facilitate appropriate site design, massing, and building materials, and to create
specific site development standards that are complementary to the terrain of the site and provides
architectural compatibility. This will ensure a consistent design theme with special attention to
architectural and site planning details. The Site and Architectural Design Elevations have been
provided by the project architect. The project design goal provides for a Site Development
Program, Private House Program, Common Facilities Program and Village Center Program.

The individual cottage and bungalow units will be on individual parcels to allow for fee title to
the unit and lot area. In general, these lots designed to provide a 20-foot front yard setback, a 5-
foot side yard setback, and a 10 rear yard setback. The 20-foot front yard allows for a 20-foot-
long driveway in front of the garage door. This allows for the driveway to provide a tandem
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guest parking stall for each unit. The 5-foot side yard setback for each lot allows the buildings
within clusters to have a 10-foot separation between buildings. While the lots and units are
privately owned, they are governed by the Rincon del Rio Homeowners Association (HOA).
Exterior building and front and side yard landscaping will be managed and maintained by the
HOA. An overall landscaping design plan with a common plant palette is provided. The project
provides a common site planning and landscaping design theme and high-quality maintenance
and building presentation.

The visual appearance of the majority of the site will not change due to the clustering of the
development and preservation of a large amount of open space. The clustered design of the
subdivision provides a well-thought-out senior community that minimizes impacts to the natural
resources and environmental constraints of the project site.

-~
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Comprehensive Master Plan Map
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