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Response to Comment Letter #22, Jim Firth 
 
22-1 The commentor asks what is meant by critical density in Section 2.1 of the Executive 

Summary.  In general terms, critical density is the amount of people living in an area 
that are necessary in order for a business to have enough customers to stay in 
business. The commentor’s request for economic calculations of varying densities of 
residential development is noted. However, CEQA does not require such calculations.   

22-2 The commentor asks if the Economic and Fiscal Conditions Study for the City of 
Grass Valley (the SDA study) analyzed the Reduced Density Alternative described in 
the Draft EIR and, if not, whether the analysis will be undertaken in the process. 
That analysis will not be undertaken for the Draft EIR. As stated in Chapter 6 
(Alternatives), an EIR must evaluate the comparative merits of the alternatives and 
provide sufficient information about each alternative to allow meaningful evaluation, 
analysis and comparison with the proposed project to foster informed decision-making 
and public participation. Moreover, CEQA does not specify the methodology for 
comparing alternatives. However, the issues and impacts that are most germane to a 
particular project must be evaluated when comparing an alternative to a proposed 
project. The Draft EIR did not identify any social or economic effects that would 
result in physical changes. 

22-3 The comment asks if any area of the LRR Specific Plan area would not be served by 
natural gas. The LRR Specific Plan area would be served by natural gas. 

22-4 The commentor asks a series of questions about requiring energy efficiency features. 
Mitigation Measure 4.5-6 requires future projects proposed within the LRR Specific 
Plan area to incorporate a variety of design features to reduce greenhouse gas 
emissions (GHGs). Some of the features are energy efficient heating and cooling 
systems, appliances and equipment, and control systems; restriction on watering 
methods (e.g., prohibit systems that apply water to non-vegetated surfaces) and 
controlling runoff; installing light colored roofs; providing the necessary facilities and 
infrastructure to encourage the use of low or zero-emission vehicles (e.g., electric 
vehicle charging facilities and conveniently located alternative fueling stations); and  
for large employers, providing facilities that encourage bicycle commuting (e.g., locked 
bicycle storage or covered or indoor bicycle parking). It is possible that all these GHG 
reduction design features would be required of future development projects. At the 
time the City receives development proposals for site-specific projects in the LRR 
Specific Plan area, it will consider and determine the specific types of GHG reduction 
design features to require.  

22-5 The comment asks if future development can be required to conduct a ‘local hiring’ 
element. The decision to require future development to conduct a ‘local hiring’ 
element is one that would need to be considered by the City Council and is not an 
environmental issue. 

22-6 Regarding Mitigation Measures 4.15-2, 4.15-3, 4.15-4, 4.15-5 and 4.25-6, the project 
sponsor cannot be required to pay for the traffic improvement costs as a condition of 
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project approval without credits or reimbursements. According to CEQA Guidelines 
Section 15126.4 (a)(4)(B), mitigation measures must be consistent with all applicable 
constitutional requirements, including the requirement that it be “roughly 
proportional” to the impacts of the project. Where the mitigation measure is an ad hoc 
exaction, it must be “roughly proportional” to the impacts of the project. 

22-7 For project and cumulative conditions, impacts and mitigation measures have been 
identified at the intersections closest to the SR 20-49/Idaho-Maryland Road 
interchange and. Construction of the Dorsey Drive interchange will decrease 
congestion, but improvements would still be required at the intersections as indicated 
in the traffic analysis. 

 
22-8 The commentor asks questions about the zoning designation proposed by the LRR 

Specific Plan, calculations for residential density, and parking requirements.  These 
questions do not address the adequacy of the Draft EIR or otherwise raise 
environmental concerns.  

22-9 The commentor asks if a study has been completed that concludes that the average 
salary of the jobs the project would create would be sufficient to enable those 
employees to purchase proposed residential units.  This comment does not address the 
adequacy of the Draft EIR or otherwise raise environmental concerns.  Furthermore, 
this type of study is not a requirement of CEQA. 

22-10 This comment addresses affordable housing and does not address the adequacy of the 
Draft EIR or otherwise raise environmental concerns. The sentiment expressed by the 
commentor is noted and included in the record for review and consideration by the 
decision makers. 

22-11 The comment asks if “any City Code, Public Works standard or other regulation that 
is not specifically addressed in the LRR Specific Plan is open for interpretation by the 
project sponsor.” Future development within the LRR Specific Plan area would be 
subject to City regulations and requirements that are not specifically addressed in the 
LRR Specific Plan.  With that said, this comment does not address the adequacy of the 
Draft EIR or otherwise raise environmental concerns.    

22-12 This comment asks if all of the housing units in the Lake Neighborhood could be 
developed first due to “market conditions and demands" and who determines the 
market conditions and demands, and what criteria are used. Depending on market 
conditions and demands all of the housing units in the Lake Neighborhood could be 
developed first. However, this is unlikely as infrastructure for any development 
within the LRR Specific Plan area would need to be extended to the project site and 
those neighborhoods closest to the City limits would more likely develop first.  
Typically developers use a variety of criteria to know if there is a demand for their 
product.  With that said, this comment does not address the adequacy of the Draft 
EIR or otherwise raise environmental concerns.   
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22-13 This comment expresses the opinion that the LRR Specific Plan offers an opportunity 
to the City of Grass Valley to lead the way toward energy independence. It concludes 
by stating that the LRR Specific Plan should include mandatory solar energy 
production and use, and should require the use of grey water for landscape irrigation. 
While this comment does not address the adequacy of the Draft EIR, the suggestions 
posed by the commentor will be taken into consideration by the City staff as the 
conditions of approval are drafted for the LRR Specific Plan. 

22-14 The commentor’s recommendation that the LRR Specific Plan require all 
commercial/industrial projects and residential projects in excess of 1,500 square feet 
include solar panels, heat and power energy systems, and other renewable energy 
options determined by the City at the time of construction to reduce GHG emissions 
will be reviewed and considered by City staff as the Conditions of Approval are 
drafted and incorporated into the Specific Plan. 

22-15 The commentor’s request for the median price for a home in Grass Valley in 2010 is 
noted. However, this request does not address the adequacy of the Draft EIR or 
otherwise raise environmental concerns.  

22-16 The commentor’s request for the number of jobs in Grass Valley during fiscal year 
2009/2010 and the average wage is noted. However, this request does not address the 
adequacy of the Draft EIR or otherwise raise environmental concerns.  

22-17 This comment suggests that the project sponsor should not be given a credit or 
reimbursement for mitigation that is required to be constructed as part of the project.  
Refer to Response 22-6. 

22-18 This comment addresses the proposed mitigation for traffic impacts at the 
intersection of Idaho-Maryland Road and Brunswick Road.  Refer to Figure 10.8-1 
(City Preferred Mitigation), which includes a graphic that indicates the preferred 
layout of the roadways with the relocation of the Brunswick Road/Idaho-Maryland 
Road intersection northwards, and Dorsey Drive to intercept with Idaho-Maryland 
Road west of Brunswick Road.  

 
The roundabouts would mitigate the traffic impacts sufficiently and have increased 
benefits compared to signals (e.g. improved safety, improved traffic calming, less 
vehicular delay and less greenhouse gas emissions). Mitigation Measure 4.15-6 
indicates that applicable devices should be installed to slow traffic down on Brunswick 
Road. 
 

20-19 This comment requests that traffic impacts associated with the project include traffic 
with and without the Idaho-Maryland Mine project.  Traffic associated with future 
development on the Idaho-Maryland Mine site is included in the City’s traffic model.  
Thus, the Idaho-Maryland Mine project was considered in the cumulative traffic 
impact analysis in the Draft EIR and cumulative conditions included traffic from the 
Mine project.  
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22-20 This comment suggests that the mitigation measure that would extend Dorsey Drive 
across Wolf Creek to intercept Idaho-Maryland Road requires study of additional 
intersections.  The scenario which studies the realignment of Dorsey Drive to 
intercept Idaho-Maryland Road was conducted with revised traffic volumes through 
all the study intersections as indicated in Appendix Z of the traffic appendix. 

 
22-21 This comment suggests that the intersection of Dorsey Drive and Sutton Way should 

be signalized.  As documented in the Draft EIR, a roundabout would provide 
sufficient mitigation for the anticipated impact at the intersection.  

 
22-22 This comment suggests that Intersection 21 be abandoned and a new driveway to the 

farm building intersecting the Farm Neighborhood access road should be added for 
safety.  The Draft EIR analyzed traffic impacts with Intersection 21 in its proposed 
location and did not identify any potentially significant impacts.  However, the 
comment is noted and included in the record for review and consideration by the 
decision makers.  

22-23 This comment expresses the commentor’s opinion regarding the LRR Specific Plan 
and the responsibility of the Grass Valley Planning Commission regarding the review 
of the Draft EIR. It concludes by stating that the commentor is not yet convinced that 
a real jobs/housing balance will be provided, that local construction employment 
opportunities will be fulfilled, that traffic impacts will be fully mitigated, and that all 
available, cost efficient energy reduction technology has been fully required as 
mitigation measures in the LRR Specific Plan. This comment is noted and included in 
the record for review and consideration by the decision makers.  

 Section 4.15 (Transportation/Traffic) of the Draft EIR analyzed the traffic impacts 
associated with the LLR Specific Plan and determined that all impacts could be 
mitigated to less than significant levels. Mitigation Measure 4.5-6 in Section 4.5 (Air 
Quality) identified measures to reduce GHG emissions from within the project area, 
but determined that even with implementation of these measures LRR Specific Plan 
along with other projects would cumulatively contribute GHG emissions in amounts 
that could hinder the state’s ability to achieve AB 32 goals, resulting in a significant 
and unavoidable impact.  

22-24 The commentor expresses the opinion that project sponsors typically want to move 
forward, but doing so without further study of traffic or energy reduction mitigation 
would be a mistake. It further states that requirements for a jobs/housing balance are 
often subjective. It concludes that the only real balance is achieved by requiring a 
component (percentage) of residential units scattered throughout a development to be 
"affordable," but that this subject is more suited to a development agreement. This 
comment does not address the adequacy of the Draft EIR or otherwise raise 
environmental concerns; however, it is noted and included in the record for review 
and consideration by the decision makers.  
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11.0  REVISIONS TO DRAFT EIR 
 
Subsequent to the public release of the Draft EIR, revisions have been made to the EIR as a 
result of staff initiated changes and comments received.  Those pages with revisions are 
identified below and follow this list of errata pages. 
 
Page 1-3 Text amended to delete reference to the April 28, 2008 scoping 

meeting minutes 
 
Page 2-8 Text amended to delete reference to the project objectives being listed 

above.  
 
Pages 2-39, 48, 49, 51, Select  pages from  Table 2-1 (Summary  of Impacts  and  Mitigation) 
52, 53, 59, 68 & 73 revised to update mitigation measures. 
 
Page 3-11 Text amended to correct allowed residential density for the 

Neighborhood Edge zone from 1 to 6 dwelling units per acre to 1 to 8 
dwelling units per acre consistent with the Loma Rica Ranch Specific 
Plan 

 
Page 4.6-54  Text added to clarify potential impacts and mitigation associated with 

the introduction of non-native invasive plant species during 
construction. 

 
Pages 4.6-55 Mitigation Measure 4.6-9 added to require the preparation of an 

Invasive Species Control Program that provides measures to prevent 
the introduction of invasive nonnative plants species resulting from 
future development. 

 
Pages 4.9-16 & 17 Text amended in Mitigation Measures 4.9-2a, 4.9-2c and 4.9-2e to 

clarify regulatory oversight, the type of environmental professional 
qualified to conduct recommended work and the regulations 
applicable to PCBs. 

 
Page 4.9-21 Mitigation Measure 4.9-5 revised as Mitigation Measure 4.9-5a. Text 

amended to clarify that plans submitted for Tentative Maps shall 
comply with all CLUP safety hazard policies and density standards 
and that all recorded maps shall indicate that CLUP safety hazard 
policies and density standards shall remain in effect in perpetuity.  

 
 Mitigation Measure 4.9-5b added to require that plans submitted for 

Tentative Maps show the LR-NG zoning district boundary sufficiently 
south of Safety Area 1 and Safety Area 2. 

 
Page 4.10-18 Mitigation Measure 4.10-1a revised to delete “preliminary” in front of 

“project-specific hydrology reports.” 
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Page 4.11-25 Mitigation Measure 4.11-3c added to require an acoustical analysis for 
noise sensitive projects within the northern portion of the Lake 
Neighborhood. 

 
Page 4.13-13 Text amended to delete reference to the Draft Wastewater Master 

Plan as this document has not been adopted by the City and the 
Wastewater Treatment Plant has capacity. 

 
Pages 4.15-5 & 6 Text amended to update information about bus routes and schedules.  
 
Page 4.15-6 Section heading 4.15.2 amended to correct spelling of methodology. 
 
Page 4.15-45 Mitigation Measure 4.15-6 revised to indicate that “Alternative 1: 

Realigning Idaho-Maryland Road” is the “City Preferred Mitigation.” 
 
Page 4.15-49 Mitigation Measure 4.15-18 revised to add “grading or” in front of 

“building permits.” 
 
Page 5-5 Table 5-1 revised to include Idaho-Maryland Mine Project. 
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The Initial Study and NOP identified the following issues to be addressed in this EIR: 
 

• Land Use and Planning 

• Aesthetics 

• Agricultural Resources 

• Air Quality 

• Biological Resources 

• Cultural Resources 

• Geology and Soils 

• Hazards and Hazardous Materials 

• Hydrology and Water Quality 

• Geology and Soils 

• Noise 

• Population and Housing 

• Public Services, Utilities and Service Systems 

• Recreation 

• Transportation/Traffic 
 
The NOP was sent via certified mail to trustee and responsible agencies, and the State 
Clearinghouse for a 30-day public review period, extending from April 14 to May 14, 2008.  
The NOP, Initial Study and written comments received from public agencies and interested 
parties are contained in Appendix A (Notice of Preparation, Initial Study and Public 
Comments). 
 
Subsequent to the April 11, 2008 NOP, the City issued a revised NOP dated December 29, 
2008, in response to the project sponsor’s proposed changes to the LRR Specific Plan.  The 
revised NOP was sent via certified mail to trustee and responsible agencies, and the State 
Clearinghouse for an additional 30-day public review period, extending from December 30, 
2008, to January 30, 2009.  The revised NOP and written comments received from public 
agencies and interested parties are included in Appendix A. 
 
1.3.2 PUBLIC REVIEW AND SCOPING MEETING 
 
On April 28, 2008, a public meeting on the scope of the EIR was held.  A public notice of the 
meeting was sent to members of the public and interested parties.  At the meeting members 
of the public had the opportunity to identify issues of special concern and to suggest 
additional issues to be considered in the EIR.  Minutes from the meeting are included in 
Appendix A.  
 
1.3.3 CONTENTS OF DRAFT EIR 
 
All of the environmental issues listed in the NOP were determined to have potentially 
significant impacts and the issues identified during the public review period for inclusion in 
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McCarthy property would not be Prezoned M-1 and the LRR Specific Plan area and 
McCarthy property would not be annexed into the City. This alternative would not satisfy 
the project objectives stated in Chapter 3 (Project Description), which are re-stated above. 
 
2.5.2 DEVELOPMENT CONSISTENT WITH EXISTING GRASS VALLEY 

2020 GENERAL PLAN 
 
The Development Consistent with Existing Grass Valley 2020 General Plan Alternative 
(Alternative 2) assumes that the LRR Specific Plan is not adopted, but a different specific 
plan that would be consistent with the 2020 General Plan is proposed and adopted. Under 
this alternative, 180 residential units, 115 acres of Planned Employment Center, 165 acres of 
Open Space, and 50 acres of Recreation would be developed, consistent with the 2020 
General Plan. The purpose of this alternative is to provide a comparison between the 
project’s impacts and those that may occur from future development anticipated by the 2020 
General Plan.  
 
This alternative would cluster development in four neighborhoods, similar to the LRR 
Specific Plan. The western sector of the project area between Sutton Way and Brunswick 
Road would contain 75 acres of Planned Employment Center. The area east of Brunswick 
Road and north of Idaho-Maryland Road would be develop with 180 residential units and 50 
acres of recreational uses, retaining the existing organic farm. The area surrounding Mac 
Boyle Lake would include development of 25 acres of Planned Employment Center. The 
sector of the planning area to the southeast of the intersection of Brunswick Road and Idaho-
Maryland Road would permit 15 acres of Planned Employment Center. The 165 acres of open 
space would be located in the eastern portion of the planning area.   
 
Applied Development Economics prepared an Economic and Fiscal Conditions Study for the 
City of Grass Valley (the SDA study), which was accepted by the Grass Valley City Council on 
April 11, 2006. The SDA study looked at the mix of land uses identified by the 2020 General 
Plan for the Special Development Areas (SDAs) within the City (including the LRR Specific 
Plan area) to determine if buildout of those uses would result in a "healthy" jobs/housing 
balance for the City. As part of this analysis, the SDA study estimated that, as guided by the 
2020 General Plan, the LRR Specific Plan site could develop 751,410 square feet of business 
park and industrial space on 115 acres, resulting in a floor area ratio (FAR) of 0.15. Under 
this alternative, the FAR for business/light industrial uses are assumed to be the same as 
identified in the SDA study (0.15). Using an estimate of an average of 2.00 jobs per 1,000 
square feet of business and light industrial use,1 this alternative could result in 
approximately 1,502 jobs, an increase of approximately 619 jobs over the project. However, 
no commercial or retail jobs would be created with this alternative.  
 
A General Plan Amendment would not be required for Alternative 2 but the specific plan 
area would be Prezoned SP and the McCarthy property would be Prezoned M-1. The specific 
plan area and McCarthy property would be annexed into the City. Development of the  
 

                                                 
1 Estimated jobs per square foot was derived from the Economic Impact Analysis prepared for the 

proposed project by AECOM (February 2010) and the SDA study.  
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Revised Table 2-1 

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

potential to result in the loss of terrestrial 
plant communities. 

 4.6-8. 
4.6-9 – Prior to the issuance of grading 
permits, future developers within the LRR 
Specific Plan area shall develop and 
implement an Invasive Species Control 
Program that provides measures to prevent 
the introduction of invasive nonnative plants 
species resulting from future development 
proposals, including the following: 
• Avoidance and minimization 

requirements, such as the use of weed-
free materials in erosion control during 
construction and removal of seed 
sources (e.g., soil) from earth moving 
and other construction equipment 

• Removal recommendations if invasive 
species colonize cleared areas or 
adjacent habitats 

• A monitoring program 

 

Cultural Resources    
4.7-1 - The proposed project could 
potentially result in the damage or 
destruction of historic and prehistoric 
resources, including historic architectural 
resources. 

Potentially Significant Impact 4.7-1a - Prior to approval of Tentative 
Subdivision Maps for the proposed 
neighborhoods or any development within 
the LRR Specific Plan area that would 
directly affect a recorded cultural resource 
(historic or prehistoric), or are proposed 
within 100 meters of a recorded site (historic 
or prehistoric), the resource shall be 
evaluated for significance using CRHR 
eligibility criteria by a qualified professional 
archaeologist. 

Less Than Significant Impact 
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Revised Table 2-1  

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

  Plan area prior to demolition or 
renovation activities.  Should hazardous 
materials be encountered with any on-
site structure, the Environmental 
Professional, in consultation with the 
County Department of Environmental 
Health (DEH),  shall provide direction for 
further sampling and subsequent 
remedial actions that may be necessary.  
Remedial actions may include, but are 
not limited to, removal and proper 
disposal of contaminated materials.  

• Area 1, as delineated on Figure 4.9-1, 
shall consider the soil around the 
location of the historic railway, on a 
project-by-project basis by the 
Environmental Professional.  The 
Environmental Professional, in 
consultation with the DEH,  shall provide 
direction for further sampling and 
subsequent remedial actions, if 
necessary.  Remedial actions may 
include, but are not limited to, excavation 
and disposal of contaminated soil offsite. 

• Any development within Area 4, as 
delineated on Figure 4.9-1, that is 
proposed to include disturbance of the 
on-site reservoir shall consider the noted 
sheen prior to development.  The 
Environmental Professional shall, in 
consultation with the DEH, provide 
direction for further sampling and 
subsequent remedial actions, if  
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Revised Table 2-1  

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

  necessary. 
 
4.9-2b - The National Emission Standards 
for Hazardous Air Pollutants (NESHAP) 
mandates that building owners conduct an 
asbestos survey to determine the presence 
of ACMs prior to the commencement of any 
remedial work, including demolition.  Due to 
the age of on-site structures, and from 
review of past documentation, ACMs may be 
present.  Prior to demolition work, areas of 
potential ACMs shall be sampled as part of 
an asbestos survey.  Any demolition of the 
existing buildings within the boundaries of 
the LRR Specific Plan area shall comply with 
state law, which requires a contractor, where 
there is asbestos-related work involving 100 
square feet or more of ACMs, to be certified 
and that certain procedures regarding the 
removal of asbestos be followed. 
 
4.9-2c - Due to the age of on-site structures, 
LBPs may be present.  If during demolition 
of any structures within the boundaries of 
the LRR Specific Plan area, paint is 
separated from the building material (e.g., 
chemically or physically), the paint waste 
shall be evaluated independently from the 
building material, by a qualified Lead-Based 
Paint Specialist, to determine its proper 
management.  According to the DTSC, if 
paint is not removed from the building 
material during demolition (and is not  
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Revised Table 2-1  

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

  handling procedures regarding potential 
PCBs.  All PCBs shall be handled according 
to the measures identified in the Toxic 
Substances Control Act and 40 CFR 761. 
 
4.9-2f - If unknown wastes or suspect 
materials are discovered by the contractor 
during future construction within the 
boundaries of the LRR Specific Plan area, 
which he/she believes may involve 
hazardous waste/materials, the contractor 
shall: 
 
• Immediately stop work in the vicinity of 

the suspected contaminant, removing 
workers and the public from the area 

• Notify the Project Engineer of the 
implementing agency 

• Secure the areas as directed by the 
Project Engineer 
• Notify the implementing agency’s 

Hazardous Waste/Materials Coordinator 

 

4.9-3 - The proposed project would be 
located on a site that is included on a list of 
hazardous materials sites compiled pursuant 
to government code section 65962.5 and, as 
a result, could create a significant hazard to 
the public or the environment.  

Potentially Significant Impact Implement Mitigation Measure 4.9-2a. Less Than Significant Impact 

4.9-4 - The proposed project may emit 
hazardous emissions or result in the 
handling of hazardous materials 

Less Than Significant Impact No mitigation required Not applicable 
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Revised Table 2-1  

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

substances, or waste within one-quarter mile 
of a proposed school site.   

  

4.9-5 - The proposed project would be 
located within an airport land use plan and 
could result in a safety hazard for people 
residing or working in the project area.   

Potentially Significant Impact 4.9-5a - All future developmentPlans 
submitted for Tentative Maps in the LRR 
Specific Plan area that are proposed within 
Safety Areas, as designated by the Nevada 
County Airpark Comprehensive Land Use 
Plan (CLUP), shall comply with all policies 
pertaining to safety hazards (including 
density standards) set forth in the CLUP on 
a project-by-project basis. Recorded maps 
shall indicate that CLUP safety hazard 
policies and density standards shall remain 
in effect in perpetuity. 
 
4.9-5b Plans submitted for Tentative 
Maps in the Lake Neighborhood shall 
demonstrate that the Loma Rica Ranch 
Neighborhood General (LR-NG) zoning 
district boundary is sufficiently south of 
Safety Area 1 and Safety Area 2, so that no 
LR-NG zoning district uses fall within Safety 
Area 1 or Safety Area 2 and Safety Area 1 
and Safety Area 2 only encompasses the 
Open Space and Parks (LR-OS) zoning 
district.   

Less Than Significant Impact 

4.9-6 - The proposed project may impair 
implementation of or physically interfere with 
an adopted emergency response plan or 
emergency evacuation plan.   

Less Than Significant Impact No mitigation required Not applicable 

4.9-7 - The proposed project could expose  Potentially Significant Impact Implement Mitigation Measures 4.13-1b and  Less Than Significant Impact 
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Revised Table 2-1  

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

people or structures to a significant risk of 
loss, injury or death involving wildland fires, 
including where wildlands are adjacent to 
urbanized areas or where residences are 
intermixed with wildlands.  

 4.13-1c    

Hydrology and Water Quality 

4.10-1 - The proposed project could violate 
water quality standards or waste discharge 
requirements.     

Potentially Significant Impact 4.10-1a - Prior to approval of Tentative 
Maps, preliminary project-specific hydrology 
reports shall be submitted to verify expected 
pre- and post-project stormwater volumes 
from proposed development, projected peak 
storage capacity of detention basins, and 
percolation characteristics of the soil. The 
hydrology reports shall confirm that 
adequate stormwater conveyance and 
capacity is available in either the region or 
on-site basins, depending on the chosen 
option, as well as no net increase in 
stormwater flow rate to the City’s storm 
drainage system. The hydrology reports 
shall be subject to review and approval by 
the City Engineer. 
 
4.10-1b - Plans submitted for Tentative 
Maps shall include measures that filter 
pollutants from stormwater in order to 
ensure that discharges water meets 
applicable water quality standards, such as: 
 
Source Control BMPs 
• Permeable pavers/pavement 

Less Than Significant Impact 
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Revised Table 2-1  

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

   
11-3c For noise sensitive projects within 
e northern portion of the Lake Neighborhood, 
n acoustical analysis shall be prepared to 
etermine estimated noise levels onsite and to 
entify any feasible project-level mitigation 
easures, if necessary, to reduce noise impacts 
 a less than significant level.  Such measures 
ight include provisions for soundwalls, berms, 
 noise-attenuating windows or building 

onstruction materials, or locating outdoor 
ctivity areas outside the 60 CNEL noise 
ontour.  Acoustical analyses shall adhere to the 
quirements contained in Table 6-7 

Requirements for an Acoustical Analysis) of the 
020 General Plan Noise Element. 

 

Cumulative Mobile Noise - The proposed 
project, in conjunction with cumulative 
projects, would result in significant long-term 
mobile noise impacts, based on combined 
and incremental noise levels.  

Potentially Significant  Implement Mitigation Measure 4.11-3a.     Less Than Significant Impact 

Population and Housing    

4.12-1 - The proposed project would directly 
induce population growth in the city. 

Less Than Significant Impact No mitigation required Not applicable 

4.12-2 - The proposed project would 
increase employment opportunities in the 
city. 

Beneficial Impact No mitigation required Not applicable 

4.12-3 - The proposed project would 
increase the jobs/housing balance in the 
city. 

Less Than Significant Impact No mitigation required Not applicable 
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Revised Table 2-1  

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

  Map Act, shall be a condition of approval of 
the applicable Final Map.  
    
If the project sponsor is required to construct 
the improvement, the project sponsor shall 
be eligible for fee credits against the traffic 
impact fees for that improvement that are 
otherwise levied for the project and to the 
extent not utilized for fee credits, for 
reimbursement for that portion of the costs 
which exceed the project’s proportional fair 
share cost of the improvement. The 
determination of allowable credits and/or 
reimbursements will be made at the time of 
project approval, development agreement, 
or tentative subdivision map approval. 

 

4.15-6 - The project would add traffic to the 
intersection of Idaho-Maryland Road and 
Brunswick Road.  This intersection is 
projected to operate at LOS F 
(unacceptable) in the PM peak hour 

Potentially Significant Impact 4.15-6 - Two alternative mitigations were 
identified for the intersection. The first 
alternative is the realignment of Idaho-
Maryland Road approximately 200-300 feet 
northwards and constructing a roundabout at 
the intersection of Brunswick Road and 
Idaho-Maryland Road. Dorsey Drive would 
then continue between Sutton Way and 
Idaho-Maryland Road, and continue 
eastwards from Brunswick Road.  The 
second alternative is the retention of the 
existing alignment and construction of a 
roundabout at the intersection with 
Brunswick Road.   
Alternative 1: Realigning Idaho-Maryland 
Road (City Preferred Mitigation): The  

Less Than Significant Impact 
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Revised Table 2-1  

Summary of Impacts and Mitigation 

Environmental Impacts Significance Before Mitigation Mitigation Measures Level of Significance After Mitigation 

4.15-7 - The project would add traffic to the 
intersection of Brunswick Road and 
Whispering Pines Lane.  This intersection is 
projected to operate at LOS F on the worst 
approach (unacceptable) in the PM peak 
hour.   

Potentially Significant Impact 4.15-7 - The provision of the roundabout at 
the intersection of Brunswick Road and 
Idaho-Maryland Road (realigned or at the 
existing location) would redirect the majority 
of traffic from the intersection of Brunswick 
Road and Whispering Pines Lane back to 
the Idaho-Maryland Road, but some project 
traffic would remain at the intersection; 
however, the decrease in traffic would fully 
eliminate the potential project impact. The 
LOS would improve to A with this shift in 
traffic. The project sponsor would, however, 
still be required to pay towards the GVTIF 
for the safety improvements identified by the 
City at this intersection.  
 
 This payment of fees would be triggered 
with every building permit application for the 
project. 

Less Than Significant Impact 

4.15-8 - The project would add traffic to the 
new proposed driveway intersections which 
would have restricted sight distance and 
close spacing and may impact safety and 
traffic operations.  

Potentially Significant Impact 4.15.8 - The sight distances at the following 
intersections shall be reviewed during the 
design phase of the project and grades/sight 
distance constraints removed or vehicle 
movements restricted.  Plans submitted for 
grading or building permits shall include 
verification by a professional engineer that 
sight distance has been evaluated. .  
 
• Brunswick Road/ Access #20 
• Brunswick Road/Access #21 
• Brunswick Road/Access # 22 
• Idaho Maryland Road/Access #23 

Less Than Significant Impact 
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• 31.6 acres Neighborhood General zone (residential density of 6 to 20 dwelling units 
per acre) 

• 3.3 acres Neighborhood Edge zone  (residential density of 1 to 6 8 dwelling units per 
acre) 

• 29.0 acres of preserved open space/creeks/wetlands/storm basin 
• Maximum residential units: 300 (225 single-family; 75 multi-family) 

 
THE FARM NEIGHBORHOOD 
 
The 91.7-acre Farm Neighborhood would be located east of Brunswick Road and north of 
Idaho-Maryland Road, and would revolve around the existing main barn and farmhouse. The 
neighborhood would be directly adjacent to the existing organic farm and would provide a 
network of streets and blocks that would integrate public parks, single-family homes and 
multi-family units, and neighborhood-serving commercial uses.   
 
The ranch center buildings could be adaptively reused to become a focal point of the 
neighborhood and community gathering place. Amenities could include a restaurant, 
commercial kitchen, agricultural education facilities, events venue, florist, wine sales and an 
annual festival center. Other possibilities could include an equestrian center, bed and 
breakfast, and vocational training center. The following is a summary of the uses 
contemplated within the proposed Farm Neighborhood: 
 

• 91.7 total acres 
• 2.0 acre pocket park 
• 15.8 acres Organic Farm 
• 26.6 acres conserved open space/creeks/basin 
• 1.9 acres Neighborhood Center zone (residential, mixed-use, commercial/retail = 

24,000 square feet maximum) 
• 29.6 acres Neighborhood General zone (residential density of 6 to 20 dwelling units 

per acre) 
• 15.8 acres Neighborhood Edge zone (residential density of 1 to 8 dwelling units per 

acre) 
• Maximum residential units: 298 (268 single-family; 30 multi-family) 

 
THE LAKE NEIGHBORHOOD 
 
The 25.9-acre Lake Neighborhood would be developed around the existing Mac Boyle Lake.  
The neighborhood would seek to integrate houses in a network of streets and blocks that 
would surround the lake, while also providing paths and trails that would connect the 
residents to planned opens space, parks and other neighborhoods. Housing choices would 
include a variety of options, such as single-family homes, cottages and attached multi-family 
units.  There would be a maximum of 5,000 square feet of retail uses permitted in the Lake 
Neighborhood.  The following is a summary of the uses contemplated within the proposed 
Lake Neighborhood: 
 



  
 
Loma Rica Ranch Specific Plan 
Environmental Impact Report 
 
   

 

Biological Resources 4.6-54 Draft  • September 2010 

Pasture Grasslands – The pasture grassland community on the LRR Specific Plan area 
represents potential habitat for potentially occurring rare plant species. Construction and 
related activities may result in direct impacts on special-status plant species that may occur 
within the pasture grassland plant community within the project and would be considered 
potentially significant.  Implementation of Mitigation Measure 4.6-8, requiring appropriately 
timed focused and pre-construction surveys, demarking of sensitive plant locations, and 
supervision by a designated environmental monitor (Mitigation Measure 4.6-2b) would 
reduce this impact to less than significant. 
 
Serpentine Outcrop Forest – The serpentine outcrop forest community on the LRR Specific 
Plan area represents potential habitat for a number of potentially occurring rare plant 
species that occur in serpentine soil outcrops/inclusions. Construction and related activities 
may result in direct impacts on special-status plant species that may occur within the 
chaparral plant community within the project and would be considered potentially 
significant.  Implementation of Mitigation Measure 4.6-8, requiring appropriately timed 
focused and pre-construction surveys, demarking of sensitive plant locations, and supervision 
by a designated environmental monitor (Mitigation Measure 4.6-2b) would reduce this 
impact to less than significant. 
 
Chaparral – The chaparral vegetation community on the LRR Specific Plan area represents 
potential habitat for a number rare plant species that occur in serpentine soil 
outcrops/inclusions within greater chaparral community.  Construction and related activities 
may result in direct impacts on special-status plant species that may occur within the 
chaparral plant community and would be considered potentially significant.  Implementation 
of Mitigation Measure 4.6-8, requiring appropriately timed focused and pre-construction 
surveys, demarking of sensitive plant locations, and supervision by a designated 
environmental monitor (Mitigation Measure 4.6-2b) would reduce this impact to less than 
significant. 
 
Proposed mitigation for traffic impacts associated with the realignment of the Brunswick 
Road/Idaho-Maryland Road intersection would increase the extent of roadway improvements 
and bridge crossings in the Creeks and Farm Neighborhoods, resulting in additional direct 
and indirect impacts to vegetation communities including terrestrial grassland/pasture 
habitats.  If implemented, traffic mitigation requiring the realignment of the Brunswick 
Road/Idaho-Maryland Road intersection would directly impact 1.2 acres of grassland/pasture 
in the Creeks Neighborhood and 2.5 acres in the Farm Neighborhood.     
 
In addition, it is probable that construction activities and development of future projects 
could result in the introduction of nonnative plant species into cleared areas and avoided 
and/or adjacent habitats.  Nonnative and noxious plants could be introduced via imported soil 
(generally on construction equipment), landscaping or other means. These impacts are 
generally addressed through development of an Invasive Species Control Program, which 
requires the implementation of measures designed to prevent introduction of invasive 
nonnative plants. Mitigation Measure 4.6-9 would require future developers to develop and 
implement an Invasive Species Control Program.  
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Mitigation Measures:  Implement Mitigation Measures 4.6-2b and 4.6-8. 
 

4.6-9 Future developers within the LRR Specific Plan area shall develop and 
implement an Invasive Species Control Program that provides measures to 
prevent the introduction of invasive nonnative plants species resulting from 
the future development proposals, including the following: 

 
• Avoidance and minimization requirements, such as the use of weed-free 

materials in erosion control during construction and removal of seed 
sources (e.g., soil) from earth moving and other construction equipment 

• Removal recommendations if invasive species colonize cleared areas or 
adjacent habitats  

• A monitoring program 
 
Level of Significance After Mitigation:  Less Than Significant Impact.  
 
4.6.4 ANALYSIS OF CUMULATIVE IMPACTS 
 
The analysis of cumulative biological resource impacts considers the larger context of future 
development of the City as envisioned by the 2020 General Plan and relies upon the 
projections of the 2020 General Plan and 2020 General Plan EIR. Cumulative biological 
resource impacts would result from incremental changes that damage or destroy habitat or 
result in direct mortality of special-status or otherwise protected species within the Grass 
Valley area.  
 
The proposed project has the potential to result in future development that could damage or 
destroy  approximately 171 acres of potential terrestrial habitat or result in direct mortality 
of common, special-status and other protected species within the Grass Valley area.  The vast 
majority of  impacted habitat within the LRR Specific Plan is comprised of Ponderosa pine-
Douglas fir woodland and pasture grassland habitats.  Although these vegetation 
communities provide habitat for a wide variety of plant and wildlife species, they occur 
commonly and as large blocks within the project vicinity.  Furthermore, implementation of 
Mitigation Measures 4.6-1a through 4.6-1d, 4.6-2a, 4.6-2b, 4.6-3, 4.6-4a through 4.6-4d, and 
4.6-5 through 4.6-9 would reduce the potential impacts of future development associated with 
the LRR Specific Plan to less than significant levels. Therefore, the proposed project’s 
incremental contribution to biological impacts, with proposed mitigation, would not be 
cumulatively considerable. 
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• Secure the areas as directed by the Project Engineer 

• Notify the implementing agency’s Hazardous Waste/Materials Coordinator 
  
Mitigation Measures:   

 
4.9-2a Properties suspect to containing potential hazardous materials shall conduct 

further hazardous materials investigations prior to any construction activity, 
site disturbance, or land clearing associated with future projects.  Further 
hazardous materials investigations shall be conducted by a qualified 
Environmental Professional (per American Society for Testing and Materials 
[ASTM] Standard Practice E-1527-05) retained by the project sponsor on a 
project-by-project basis.  These additional hazardous materials investigations 
shall consider the following environmental conditions prior to development: 

 
• Past mining activities within the LRR Specific Plan area shall be 

considered on a project-by-project basis by the Environmental Professional.  
The Environmental Professional shall consult with the DTSC regarding 
past mining activities and obtain a No Further Action required letter from 
the DTSC.  Following consultation, the Environmental Professional shall 
provide direction for further sampling and subsequent remedial actions, if 
necessary.  Remedial actions could include excavation of mine waste and 
transport to an appropriate landfill or physically closing a mine. 

• Any development within Areas 2 and 3, as delineated by Figure 4.9-1, shall 
consider the former domestic dump site on a project-by-project basis by the 
Environmental Professional.  The Environmental Professional shall 
consult with the DTSC regarding potential contamination from the former 
domestic dump site and a No Further Action required letter shall be 
obtained from the DTSC.   

• The Environmental Professional shall consider the interior of existing 
individual onsite structures within the LRR Specific Plan area prior to 
demolition or renovation activities.  Should hazardous materials be 
encountered with any onsite structure, the Environmental Professional, in 
consultation with the County Department of Environmental Health 
(DEH), shall provide direction for further sampling and subsequent 
remedial actions that may be necessary.  Remedial actions may include, but 
are not limited to, removal and proper disposal of contaminated materials.   

• Area 1, as delineated on Figure 4.9-1, shall consider the soil around the 
location of the historic railway, on a project-by-project basis by the 
Environmental Professional.  The Environmental Professional, in 
consultation with the DEH, shall provide direction for further sampling 
and subsequent remedial actions, if necessary.  Remedial actions may 
include, but are not limited to, excavation and disposal of contaminated soil 
offsite.  

• Any development within Area 4, as delineated on Figure 4.9-1, that is 
proposed to include disturbance of the onsite reservoir shall consider the 
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• noted sheen prior to development.  The Environmental Professional shall, 
in consultation with the DEH, provide direction for further sampling and 
subsequent remedial actions, if necessary.   

 
4.9-2b The National Emission Standards for Hazardous Air Pollutants (NESHAP) 

mandates that building owners conduct an asbestos survey to determine the 
presence of ACMs prior to the commencement of any remedial work, including 
demolition.  Due to the age of onsite structures, and from review of past 
documentation, ACMs may be present.  Prior to demolition work, areas of 
potential ACMs shall be sampled as part of an asbestos survey.  Any demolition 
of the existing buildings within the boundaries of the LRR Specific Plan area 
shall comply with state law, which requires a contractor, where there is 
asbestos-related work involving 100 square feet or more of ACMs, to be 
certified and that standard procedures regarding the removal of asbestos be 
followed. 

 
4.9-2c Due to the age of onsite structures, LBPs may be present.  If during demolition 

of any structures within the boundaries of the LRR Specific Plan area, paint is 
separated from the building material (e.g., chemically or physically), the paint 
waste shall be evaluated independently from the building material, by a 
qualified Lead-Based Paint Specialist, to determine its proper management.  
According to the DTSC, if paint is not removed from the building material 
during demolition (and is not chipping or peeling), the material shall be 
disposed of as construction debris (a non-hazardous waste).  It is recommended 
that the landfill operator be contacted in advance to determine any specific 
requirements they may have regarding the disposal of lead-based paint 
materials. 

 
4.9-2d The specific location of the onsite septic tanks shall be determined on a project-

by-project basis.  Should these tanks be removed, relocated, or replaced, a 
Tank Abandonment Permit shall be obtained from the County Department of 
Environmental Health (DEH) and the septic tanks would be properly closed 
and abandoned in accordance with DEH requirements.  Once the tanks are 
removed, a visual inspection of the areas beneath and around the removed 
tanks shall be performed.  Any stained soils observed underneath the septic 
tanks shall be sampled.  Results of the sampling (if necessary) would indicate 
the level or remediation efforts that may be required.  Remedial action could 
include excavation of contaminated soils and transport to an appropriate 
landfill.  

 
4.9-2e Any transformers to be relocated during construction/demolition within the 

boundaries of the LRR Specific Plan area shall be conducted under the purview 
of the local utility purveyor to identify standard handling procedures regarding 
potential PCBs. All PCBs shall be handled according to the measures identified 
in Toxic Substances Control Act and 40 CFR 761. 
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Mitigation Measure:   
 

4.9-5a All future development Plans submitted for Tentative Maps in the LRR 
Specific Plan area that are proposed within Safety Areas, as designated by the 
Nevada County Airpark Comprehensive Land Use Plan (CLUP), shall comply 
with all policies pertaining to safety hazards (including density standards) set 
forth in the CLUP on a project-by-project basis.  Recorded maps shall indicate 
that CLUP safety hazard policies and density standards shall remain in effect 
in perpetuity.  

 
4.9-5b Plans submitted for Tentative Maps in the Lake Neighborhood shall 

demonstrate that the Loma Rica Ranch Neighborhood General (LR-NG) 
zoning district boundary is sufficiently south of Safety Area 1 and Safety Area 
2, so that no LR-NG zoning district uses fall within Safety Area 1 or Safety 
Area 2 and Safety Area 1 and Safety Area 2 only encompasses the Open Space 
and Parks (LR-OS) zoning district.  

  
Level of Significance After Mitigation:  Less Than Significant Impact.  
 
Emergency Response/Evacuation Plan 
 
4.9-6 THE PROPOSED PROJECT MAY IMPAIR IMPLEMENTATION OF OR 
PHYSICALLY INTERFERE WITH AN ADOPTED EMERGENCY RESPONSE PLAN 
OR EMERGENCY EVACUATION PLAN.   
 
Level of Significance Before Mitigation:  Less Than Significant Impact. 
 
Impact Analysis:   
 
The proposed project would be subject to the Nevada County Hazardous Waste Management 
Plan (HWMP) in order to minimize safety hazards associated with hazardous materials and 
hazardous waste incidents.  The NCCFD has published the Cascade Shores Evacuation Plan, 
which, although tailored to the Cascade Shores area, contains applicable information to all 
parts of the NCCFD.  Applicable information includes the importance of preparation of 
homes and property for self defense (i.e., home ignition zone, defensible space zone); possible 
evacuation destinations; how to stay informed; and a checklist to create and/or review family 
emergency plans.   
 
Section 8.12.080 of the City’s Municipal Code states that the City Disaster Council is 
responsible for the development of a City Emergency Plan, which would provide for the 
effective mobilization of all of the resources of the City to meet any condition constituting a 
local emergency, state of emergency, or state of war emergency, and should provide for the 
organization, powers and duties, services, and staff of the emergency organization.  However, 
a City Emergency Plan has not yet been prepared and is, therefore, not available at this time.  
Also, the proposed project would be required to adhere to recognized standards used by the 
Grass Valley Fire Department in planning for new development to prevent access constraints 



   
 
Loma Rica Ranch Specific Plan 
Environmental Impact Report  

 

Hydrology and Water Quality 4.10-18 Draft • September 2010 

addition to constructing detention basins, Mitigation Measure 4.10-1b would require future 
developers to implement measures that filter pollutants from stormwater during the life of 
their projects. 
 
Implementation of Mitigation Measures 4.10-1a and 4.10-1b would reduce potential impacts 
on water quality and storm water discharge to a less than significant level by reducing 
pollutants in stormwater discharges to the maximum extent practicable. 
 
Mitigation Measures:   
 

4.10-1a Plans submitted for Tentative Maps shall include preliminary project-specific 
hydrology reports to verify expected pre- and post-project stormwater volumes 
from proposed development, projected peak storage capacity of detention 
basins, and percolation characteristics of the soil. The hydrology reports shall 
confirm that adequate stormwater conveyance and capacity is available in 
either the region or onsite basins, depending on the chosen option, as well as 
no net increase in stormwater flow rate to the City’s storm drainage system. 
The hydrology reports shall be subject to review and approval by the City 
Engineer. 

 
4.10-1b Plans submitted for Tentative Maps shall include measures that filter 

pollutants from stormwater in order to ensure that discharged water meets 
applicable standards, such as: 

 
Source Control BMPs 
 

• Permeable pavers/pavement 

• Hybrid parking areas/parking groves 

• Roof runoff controls (i.e., rain barrels) 

• Efficient irrigation to minimize runoff of excess irrigation water 
 
Treatment Control BMPs 
 

• Vegetated swales within parking lots 

• Vegetated swales on lots (adjacent to pads) 

• Bioretention 

• Hydrodynamic separators/wet vaults 

• Drain inserts 
 
Flow Control BMPs 
 

• Detention 
 
Level of Significance After Mitigation:  Less Than Significant Impact.  
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 significant level.  Such measures might include provisions for soundwalls, 
berms, or noise-attenuating windows or building construction materials.  
Acoustical analyses shall adhere to the requirements contained in Table 6-7 
(Requirements for an Acoustical Analysis) of the 2020 General Plan Noise 
Element. 

 
4.11-3b Mechanical equipment associated with future development proposals within 

the LRR Specific Plan area shall be placed as far away as practicable from 
sensitive receptors.  Additionally, the following shall be considered prior to 
HVAC installation: proper selection and sizing of equipment, installation of 
equipment with proper acoustical shielding, and incorporating the use of 
parapets into the building design. 

 
4.11-3c For noise sensitive projects within the northern portion of the Lake 

Neighborhood, an acoustical analysis shall be prepared to determine estimated 
noise levels onsite and to identify any feasible project-level mitigation 
measures, if necessary, to reduce noise impacts to a less than significant level.  
Such measures might include provisions for soundwalls, berms, or noise-
attenuating windows or building construction materials, or locating outdoor 
activity areas outside the 60 CNEL noise contour.  Acoustical analyses shall 
adhere to the requirements contained in Table 6-7 (Requirements for an 
Acoustical Analysis) of the 2020 General Plan Noise Element. 

 
Level of Significance After Mitigation:  Less Than Significant Impact.  
 
4.11.4  ANALYSIS OF CUMULATIVE IMPACTS 
 
Cumulative Short-Term Construction Noise 
 
The project sponsor has no control over the timing or sequencing of related projects, and as 
such, any quantitative analysis to ascertain the daily construction noise that assumes 
multiple, concurrent construction projects would be speculative.  Construction-related noise 
for projects proposed under the LRR Specific Plan, as well as cumulative projects would be 
localized.  In addition, each of the projects would be subject to compliance with the local noise 
ordinance, as well as project-specific mitigation measures that may be prescribed pursuant to 
CEQA provisions, which require that significant impacts be reduced to the extent feasible. 
 
Construction noise impacts would cease upon completion of excavation, grading and building 
activities.  Compliance with site-specific mitigation, as well as compliance with the City 
Municipal Code requirements, would serve to minimize the length of time noise-sensitive 
receptors are exposed to significant noise levels.  Additionally, because noise dissipates as it 
travels away from its source, noise impacts from construction activities would be limited to 
each of the respective sites and their vicinities.  Therefore, a less than significant impact 
would occur in this regard. 
 
Cumulative Operational Noise 
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Table 4.13-3 
Loma Rica Ranch Estimated Wastewater Generation 

Land Use Type Quantity/Area Wastewater Generation 
Rate (gallons/day/unit) 

Average Dry Weather 
Flow (gallons/day) 

Average Dry Weather 
Flow (gallons/minute) 

Residential –Single-
Family 625  units 191 119,375 82.90 

Residential – Multi-
Family 75  units 135 10,125 7.03 

Retail/Commercial 7.0  acres 850 5,950 4.13 
Business/Industrial Park 19.6  acres 850 16,660 11.57 

Total    152,110 105.63 
Source:  Sauers Engineering, Inc., Sewer Capacity Study, Loma Rica Ranch, June 2010 
Note:  Land use assumptions in Sewer Capacity Study are slightly different than proposed project resulting in additional flow 
of approximately 5,700 gallons/day or 3.7 percent more.  Wastewater generation rates represent conservation estimate and 
worst case scenario.    

 
Wastewater generated by the proposed project would be introduced into the City’s sewer 
system at manholes along Sutton Way near Idaho-Maryland Road.  In addition to Loma Rica 
Ranch, the City’s Draft Wastewater Master Plan projects that future wastewater flows from 
the Airport Industrial Park Corridor and potential future development on East Idaho-
Maryland Road would utilize a portion of the Loma Rica Ranch main trunk line and enter 
the City’s wastewater system at the same locations.  Thus, modeling of the City’s wastewater 
system conducted by Sauers Engineering for the Sewer Capacity Study  included not only an 
evaluation of potential impacts associated with flows from Loma Rica Ranch but also the 
impact of combined flows of Loma Rica Ranch, the Airport Industrial Park Corridor and the 
East Idaho-Maryland Road development area on the City’s wastewater system. 
 
As previously noted, the WWTP has a current rated capacity of 2.78 mgd under ADWF 
conditions. The present day ADWF to the City’s wastewater treatment plant is 
approximately 2.01 mgd, approximately 72 percent of capacity. The Draft Wastewater Master 
Plan estimates that the current peak wet-weather flow (PWWF) to the plant is 
approximately 6.37 mgd and projects the PWWF to be in excess of 12.12 mgd at buildout. 
 
The addition of 152,110 gallons per day (gpd) from Loma Rica Ranch would add 0.152 mgd to 
the plant for a total plant inflow of 2.162 mgd, an increase of approximately 7.5 percent 
under current conditions. This would put the plant at approximately 78 percent of current 
capacity. The Draft Wastewater Master Plan states that the 2.78 ADWF capacity of the 
WWTP will be surpassed, and even without the added flow from Loma Rica Ranch, the 
WWTP will need to be enlarged to handle future flows from throughout the City’s system. 
Loma Rica Ranch would contribute a small portion of the overall increase in flows that would 
bring the WWTP to near capacity. 
 
With regard to the City’s sewer conveyance system, the estimated 152,100 gpd of ADWF from 
Loma Rica Ranch would impact up to four sections of sewer pipeline, creating the need for 
those sections to be replaced with larger pipe. When combined with the flows from the 
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• Brunswick Road / Whispering Pines Lane 

• Brunswick Road / Loma Rica Drive  
 
EXISTING PEDESTRIAN AND BICYCLE CIRCULATION  
 
The Nevada County Transportation Commission (NCTC) adopted the Nevada County Bicycle 
Master Plan in July 2007.  Currently, the only designated bicycle facilities within the City are 
a Class II facility on Ridge Road from Hughes Road to the Nevada Union High School and a 
Class II facility on East Main Street from Scandling Avenue to north of Dorsey Drive.   
 
The following provides a description of bicycle facility classifications: 
 
Class I Bikeway (Bike Path) – A Class I Bikeway is a physically separated bike path that 
does not share the roadway with motorized vehicles.  They can be separated by either open 
space or a physical barrier and are generally two-way facilities.  
 
Class II Bikeway (Bike Lane) – A Class II Bikeway is a bike lane that shares a portion of 
the roadway with motorized vehicles.  They are separated by striping and are signed and 
marked for exclusive use by bicycle traffic.  Class II Bikeways provide service for one-way 
bicycle traffic and are located outside of the through lanes for motorized vehicles. 
 
Class III Bikeway (Bike Route) – A Class III Bikeway is a bike route that shares the 
roadway with motorized vehicles.  They are identified by signs and not separated by striping.  
Class III Bikeways are utilized in locations that do not have Class I or Class II facilities or to 
connect Class II Bikeways to provide a continuous bikeway system. 
 
TRANSIT SERVICE 
 
The City is serviced by three two public transportation services.  These include the Gold 
Country Stage, and Gold Country Telecare and Dial-a-Ride. 
 
The Gold Country Stage provides fixed route bus service throughout Grass Valley and 
Nevada City,.  It provides service to the Alta Sierra, Chicago Park, Lake of the Pines, Bitney 
Springs, Lake Wildwood, San Juan Ridge and Penn Valley neighborhoods and to the cities  
City of Auburn and Colfax in Placer County.  All of the buses in the Gold Country Stage fleet 
are equipped with wheelchair lifts and front mounted bicycle racks.  Ridership on the transit 
service, according to the Nevada County Bicycle Master Plan, is approximately 0.76 percent 
of daily commuters.     
 
In the vicinity of the project area, there are two bus routes, Route 4 – Brunswick Basin and 
Route 8 3 – Loma Rica.  Route 4 operates service between Grass Valley and Nevada City, 
with service originated at the Church Street and Neal Street transfer point and the Fowler 
Center.  Hourly service is provided at these points Monday through Saturday Friday from 
8:10 6:30 AM to 5:10 5:00 PM in the northbound direction and from 7:44 7:10 AM to 5:44 
5:27 PM in the southbound direction.  Major stops on this route include downtown Grass 
Valley, Safeway, Sierra Nevada College, Sierra Nevada Memorial Hospital, Glenbrook 
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Shopping Center, Gold Country Shopping Center, and the Fowler Center. Route 4 travels 
along Dorsey Drive and Sutton Way adjacent to the project area. 
 
Route 8 3 provides service in the eastern area of Grass Valley in the project vicinity four 
times daily.  Service is provided westbound departing from Church Street and Neal Street, 
from 7:30 8:00 AM to 5:00 3:36 PM, and in the eastbound direction, departing from the 
Nevada County Airpark and GCS office, from 7:43 8:41 AM to 3:43 3:55 PM.  Saturday 
service is provided five times per day, departing Grass Valley between 9:00 AM and 3:15 PM.  
Major stops include PRIDE, Crown Point Circle, Nevada County Airpark, and the GCS 
offices. Route 8 3 travels along Loma Rica Drive adjacent to the project area. The Gold 
Country Stage plans to change Route 8 to Route 3 in May 2010. 
 
Dial-a-ride is a private, non-profit organization that provides service to the elderly and 
disabled riders on a demand basis. Specialized paratransit service is provided for ADA 
qualified persons with disabilities through Gold County Telecare is also a private, non-profit 
organization that transports elderly and disabled senior riders to shopping and medical 
appointments.   
 
4.15.2  ANALYSIS METHODOGOLYMETHODOLOGY 
 
The methodologies used to perform the operational analyses and provide quantitative levels 
of service (LOS) were based on the 2000 Highway Capacity Manual (HCM) for unsignalized 
and signalized intersections.  The City Traffic Impact Methodology indicates that ICU 2000 
methodology should be used for signalized intersections and HCS 2000 for unsignalized 
intersections, and that Traffix or Synchro may be used, if they produce consistent results. 
Many of the signalized study intersections are closely spaced and the signal timings are 
coordinated and/or future signalization is dependant on signal coordination. Synchro analysis 
software is based on HCM 2000. ICU is an ideal solution for traffic planning purposes, but is 
not intended for operations or signal timing design. It is only based on traffic volumes related 
to its capacity. The ICU method is presented as an alternative to HCM methodology.  The 
evaluation of signalized and unsignalized intersection operations was performed using the 
Synchro analysis software.  Roundabouts were analyzed using Sidra software, which is based 
on HCM methodologies. This is the most up to date recognized software tool available for 
roundabout analysis and is also being utilized by Caltrans. These methodologies are 
consistent with City standards for traffic analysis.   
 
HIGHWAY CAPACITY MANUAL    
 
Traffic flow operations based on the HCM methodology at intersections were evaluated using 
a LOS concept.  The LOS concept uses a grading scale of “LOS A” through “LOS F” with 
“LOS A” representing free flowing conditions and “LOS F” representing forced flow 
conditions.  The threshold for each LOS grade is provided in Table 4.15-1 (HCM Level of 
Service Criteria for Unsignalized Intersections). 
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If the project sponsor is required to construct the improvement, the project 
sponsor shall be eligible for fee credits against the traffic impact fees for that 
improvement that are otherwise levied for the project and to the extent not 
utilized for fee credits, for reimbursement for that portion of the costs which 
exceed the project’s proportional fair share cost of the improvement. The 
determination of allowable credits and/or reimbursements will be made at the 
time of project approval, development agreement, or tentative subdivision map 
approval. 

 
Level of Significance After Mitigation:  Less Than Significant Impact. 

 
4.15-6 THE PROJECT WOULD ADD TRAFFIC TO THE INTERSECTION OF 

IDAHO-MARYLAND ROAD AND BRUNSWICK ROAD.  THIS 
INTERSECTION IS PROJECTED TO OPERATE AT LOS F 
(UNACCEPTABLE) IN THE PM PEAK HOUR.   

 
Level of Significance Before Mitigation:  Potentially Significant Impact. 
 
Impact Analysis:   
 
The intersection of Idaho-Maryland Road and Brunswick Road would operate at LOS C 
without project generated traffic and LOS F during the PM peak hour with the addition of 
the project generated traffic.  This is considered a potentially significant impact.   
 
Mitigation Measure:   
 
Two alternative mitigations were identified for the intersection. The first alternative is the 
realignment of Idaho-Maryland Road approximately 200-300 feet northwards and 
constructing a roundabout at the intersection of Brunswick Road and Idaho-Maryland Road. 
Dorsey Drive would then continue between Sutton Way and Idaho-Maryland Road, and 
continue eastwards from Brunswick Road.  The second alternative is the retention of the 
existing alignment and construction of a roundabout at the intersection with Brunswick 
Road.   

 
4.15-6 Alternative 1: Realigning Idaho-Maryland Road (City Preferred Mitigation): 

The intersection of Idaho-Maryland Road and Brunswick Road shall be shifted 
northwards by 200-300 feet, where the intersection would be at the bottom of 
the sag curve on Idaho- Maryland Road as shown in Figure Z-12 in Appendix K  
. The extension of Dorsey Drive through the project would be realigned to 
intercept with Idaho-Maryland Road just west of Brunswick Road. A 
roundabout shall be constructed at the intersection of Idaho-Maryland Road 
and Brunswick Road at this realigned location, as proposed by the project, 
some trips would be diverted because of this realignment, but the analysis 
indicates that the majority of mitigation measures at other intersections would 
suffice for this condition.   
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Existing sight distances were reviewed in the field as it relates to the approximate location of 
proposed access locations. The following intersections have existing sight distance 
deficiencies and during the design process, attention should be given to horizontal and 
vertical sight distance constraints. Where horizontal/vertical limitations are infeasible to 
remove, restricted access should be considered. These limitations would be identified at the 
time the design of the roadways is prepared. 
 

• Brunswick Road/Access #20 

• Brunswick Road/Access #21 

• Brunswick Road/Access # 22 

• Idaho Maryland Road/Access #23 

• Brunswick Road/Access #24 
• Loma Rica Drive/Access #25 

• Loma Rica Drive/Access #26 

• Idaho-Maryland Road/Access #11 

• Idaho Maryland Road/Access #12 
 
The following intersections indicated in the Specific Plan are too close spaced to adjacent 
intersections: 
 

• Sutton Way/Access #19 

• Idaho-Maryland Road/Access #23 

• Idaho-Maryland Road/Access #11 

• Idaho-Maryland Road/Access #12 
 
Mitigation Measure:   

 
4.15.8  The sight distances at the following intersections shall be reviewed during the 

design phase of the project and grades/sight distance constraints (horizontal 
and vertical topography and vegetation) removed or vehicle movements 
restricted.  Plans submitted for grading or building permits shall include 
verification by a professional engineer that sight distance has been evaluated.   

 

• Brunswick Road/Access #20 

• Brunswick Road/Access #21 

• Brunswick Road/Access # 22 

• Idaho-Maryland Road/Access #23 

• Brunswick Road/Access #24 

• Loma Rica Drive/Access #25 

• Loma Rica Drive/Access #26 

• Idaho-Maryland  Road/ Access #10 

• Idaho-Maryland Road/ Access #11 
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Table 5-1 
Cumulative Projects Considered 

Project Name Type of 
Development 

Number of Units or 
Square Footage Status Distance from  

Project Area 
Ironhorse II Residential 62 dwelling units Approved Approximately 1 mile 
Sierra Terrace Residential 36 dwelling units Approved Approximately 1 mile 
Makiah Woods Residential 51 dwelling units Approved Approximately 0.5 mile 
360 Crown Point Circle Medical Office 23,579 square feet Approved Less than 0.5 mile 

Gold Country Village Residential 160 senior apartments  
15 dwelling units Approved Approximately 1 mile 

CoRR Treatment Facility 31,070 square feet Approved Approximately 1 mile 
Wolf Creek Village Residential 70 dwelling units Approved Approximately 3 miles 
AJA Video #1, 180 Litton 
Drive  Office/Warehouse 45,200 square feet Completed 

(Opened in Fall 2009) Approximately 1.5 miles 

AJA Video #2, 156 Litton 
Drive Office 20,835 square feet Approved opened in 

Fall 2009 Approximately 1.5 miles 

Olympia Plaza II Mixed-Use 
53,000 square feet 
retail  
40 dwelling units 

Approved Approximately 0.75 mile 

314 Railroad Avenue Office 27,596 square feet  Approved Approximately 0.75 mile 
Ridge Meadows Residential  49 dwelling units Approved Approximately 2 miles 
Ridge Village Residential  49 dwelling units Approved Approximately 2 miles 
Litton Lot 5 Medical Office 25,224 square feet  Completed in 2009 Approximately 1.5 miles 

Sierra College Expansion Community College 
Expansion 71,000 square feet  Approved Approximately 1.5 miles 

Village at South Auburn Mixed Use 
57 dwelling units 
23,264 square feet 
retail/office 

Approved Approximately 2.5 miles 

Walgreens Commercial 14,550 square feet 
2,800 square feet  Approved Approximately 0.75 mile 

Victoria Gardens Residential  67 dwelling units Approved Approximately 2.5 miles 
Iris Lane  Residential  12 dwelling units Approved Approximately 1.5 miles 
Pack/Pucket Residential  11 dwelling units Approved Approximately 0.5 mile 
South Creek Village Residential  24 dwelling units Approved Approximately 1 mile 

Idaho-Maryland Mine 
Industrial / 
Resource 
Extraction 

Approximately 140-
acres Pending Less than 0.25 mile 

Source:  City of Grass Valley, February 2010 
 

Table 5-2 
Geographic Areas for Cumulative Impact Analysis 

EIR Section Geographic Area for Cumulative Impact Analysis 

4.2 Land Use and Planning  City Limits and Planning Area 
4.3 Aesthetics  City Limits and Planning Area 
4.4 Agricultural Resources  Nevada County 
4.5 Air Quality  Northern Sierra Air Quality Management District (NSAQMD) 

for cumulative criteria pollutant impacts  
California, the U.S., and the world for global climate change 

 






