City of Nevada City
City Hall
317 Broad Street
Nevada City, CA 95959
______________________________________________________

INITIAL STUDY & CHECKLIST
This Initial Study has been prepared to identify and assess the anticipated
environmental impacts of the following described project application. The document may
rely on previous environmental documents and site-specific studies prepared to address in
detail the effects or impacts associated with the project.
This document has been prepared to satisfy the California Environmental Quality Act
(CEQA) (Public Resources Code, Section 21000 et seq.) and the State CEQA Guidelines (14
CCR 15000 et seq.) CEQA requires that all state and local government agencies consider
the environmental consequences of projects over which they have discretionary authority
before acting on those projects.
The Initial Study is a public document used by the decision-making lead agency to
determine whether a project may have a significant effect on the environment. If the lead
agency finds substantial evidence that any aspect of the project, either individually or
cumulatively, may have a significant effect on the environment, regardless of whether the
overall effect of the project is adverse or beneficial, the lead agency is required to prepare
an EIR, use a previously-prepared EIR and supplement that EIR, or prepare a Subsequent
EIR to analyze the project at hand. If the agency finds no substantial evidence that the
project or any of its aspects may cause a significant effect on the environment, a Negative
Declaration shall be prepared. If in the course of analysis, the agency recognizes that the
project may have a significant impact on the environment, but that by incorporating
specific mitigation measures the impact will be reduced to a less than significant effect, a
Mitigated Negative Declaration shall be prepared.
A. BACKGROUND:
Project Title: The Grove Subdivision
Project sponsor: Nevada City Tech Center, LLC
Project sponsor’s address:

File#

The Grove
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Nevada City Tech Center, LLC
P. O. Box 59
Kenwood, CA 95452-0058
Entitlements: Tentative Map application to subdivide a 19.6-acre parcel into a total of 59
residential parcels in two development phases including a 6.7-acre remainder, rezone of a
2-acre site zoned R3 to the R3-PD zoning District to facilitate a clustered planned
development, Use Permit to establish a planned development project and implementation
of a Removal Action Work Plan to cleanup historic mine wastes on site (see detailed project
description below)
Site Area: 12.9-acre portion of a 19.57 acre parcel
APN: 05-190-53
Location: At the end of Providence Mine Road west of Zion Street, Nevada City
Project Description:
The applicant is proposing to subdivide the project into 59 individual lots in two
development phases including 12 second units to conform to the applicant’s affordable
housing plan. Development Phase 1 proposes the creation of the 15 “large-lot” singlefamily lots, to be sold as undeveloped lots suitable for custom homes, along with
supporting infrastructure improvements. Of these 15 lots, 12 cottages are proposed to
incorporate a second dwelling in order to comply with the Affordable Housing Plan which
was adopted by the City Council on April 11, 2012. Development Phase 1 will also include
mine waste remediation associated with a Removal Action Work Plan (RAW), all site
preparation, grading and road and utility installation of the entire 12.9 acres. Development
Phase 2 will encompass the development of 32 clustered townhouse units along with 12
clustered single-family lots and supporting infrastructure. The clustered housing units and
condominium units will be developed by the applicant and will include four floor plan
variations and sizes. The total number of housing units for both phases, including singlefamily, multi-family and second dwelling units amounts to 71 units, an approximate 5%
housing increase in the City’s housing stock. A required pre-development phase to cleanup
historic mine wastes will precede the two development phases. This project feature is
discussed below. A Use Permit to accommodate a Planned Unit Development (PUD) for
flexibility of lot standards is being proposed for the project.
Rezone of a 2-acre site zoned R3 to the R3-PD zoning District to facilitate a clustered
planned development. The project also includes a Use Permit to develop the entire project
under the planned development provisions contained in Section 17.68.230 through
17.68.270 of the Zoning Code. The planned development design provides clustered
development for the 12 higher density single family cottages, 32 high density
condominiums and common space in the south eastern and north western portion of the
project site. In addition to the clustered design, the planned development permit is
intended to provide relief from the front, side, rear and water feature building setback
requirements to better facilitate the higher density features of the project.
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The Removal Action Work Plan (RAW) is required prior to any other site development
pursuant to the requirements of the California Environmental Protection Agency (CalEPA)
Department of Toxic Substances Control (DTSC) to remediate historic mine wastes in order
to safely re-use the property for residential purposes. The RAW summarizes the results of
site investigation and risk assessment, evaluates remedial alternatives, and presents the
recommended remedial action, which includes consolidation of mine waste in an on-site
open space site that will be subject to a land use covenant. The purpose of the RAW is to
describe procedures for management of mine waste (soil and rock) stockpiled associated
with historical hard rock and placer gold mining operations at the property. The provisions
of the RAW must all be met as part of the site grading and preparation phase. In general,
contaminated mine waste (arsenic and lead) will be removed from the Crosby Shaft and
Williams Shaft in the southern end of the project and be placed in a containment area at
the New Shaft location on the north end of the project. This mine waste containment area
will be placed and protected from human access within a 1.55-acre common open space
parcel. The material will be placed and sealed meeting the requirements of the RAW. The
mine waste remediation plan must be fully implemented and accepted by DTSC prior to
recordation of the final subdivision map. Remedial activities will include:
 Excavation of approximately 1,710 cubic yards of mine waste (soil and rock)
from the Williams and Crosby locations.
 Placement of the excavated mine waste at the New Shaft location as an
engineered fill. Once completed, this disposal site will permanently remain as
an open space parcel.
 Burial of mine waste with the highest lead concentrations (sample location T-22)
at a depth greater than ten feet below ground surface under engineered fill.
 Dust control during excavation and other activities that cause soil disturbance.
 Post-excavation verification sampling and analysis at the excavation locations to
confirm that the mineralized soil was removed.
 Transport of the mine waste by truck to the New Shaft location (approximately
1,000 feet to the north) and placement as engineered fill.
 Placement of a soil cap (one-foot thick) over the mine waste. Cap soil is to clean
fill borrowed from on-site.
 Installation of drainage and erosion controls.
Upon completion of the remedial action, a report is to be prepared documenting
compliance with this RAW, presenting the results of verification sampling and analysis,
and documenting the fate of the excavated material.
All proposed lots will be served by Nevada Irrigation District for water service and by
the City’s sanitary sewer system. Approximately 4,000 linear feet of new roadway will be
developed to serve the project. Walking and emergency access will be provided via Brock
Road/Hoover Lane, which is off-site. Hoover Lane is proposed to be widened to 20’ to meet
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Fire Department standards for emergency access. Development of the project for road
infrastructure and development of the condominium units will entail approximately 12,000
cubic yards of cut and fill. A few areas of road and residential lots along with a portion of
a 6-inch sewer line will encroach on areas of slope in excess of 30%. The tentative map has
designated building envelopes which will preclude building on the 30% slopes.
Background/Existing conditions
Background: The 12.9-acre site is part of a 19.57 acre parcel that was a part of the 160acre Thomson Grass Valley project site that was developed during the mid to late 1980’s.
The Thomson Grass Valley project was subject to an Environmental Impact Report (EIR)
prepared in 1984. That EIR was tiered from a previous EIR prepared for the Champion Trails
Planned Community (Champion Trails) project in the late 1970’s. The Champion Trails EIR
was prepared for a project that proposed a 249-acre mixed use development that included
a variety of residential densities (maximum of 331 dwelling units), conference center,
commercial/office uses and open space. The only project features constructed as part of
the Champion Trails project included a variety of office uses along Providence Mine Road.
Following approval of the Champion Trails EIR and project, Thomson Grass Valley
purchased a 160-acre portion in 1982 and proposed to locate their second electronic
manufacturing campus on this site. The project included an annexation into the City of
Nevada City. The Thomson Grass Valley project proposed the development of a 116-acre
pedestrian campus with interconnected buildings to serve as a manufacturing facility for
the development of electronic video components for commercial television. The project
also included the dedication of approximately 40 acres of land to the City of Nevada City
for permanent open space known as the “Deer Creek Environs” located below the Rough
and Ready Ditch in Deer Creek canyon. In addition to the 40-acre open space dedication,
additional lands on the perimeter of the developed area were set aside as open
space/development reserve to serve as a buffer adjacent to existing developed areas,
primarily to the east. The subject 12.9 acre project site falls within the open
space/development reserve area on the west side of the development along Providence
Mine Road. The City entered into a Development Agreement with the Thomson Grass
Valley developer on November 12, 1985.
On December 22, 2000, that development agreement was amended to reflect a new
owner (Nevada City Tech Center, LLC) for the southerly half of the site. Pursuant to that
development agreement, Nevada City Tech Center subdivided 44.31 acres from the larger
Thomson Grass Valley site and created 10 development parcels to accommodate a variety
of industrial land uses. Two parcels are currently developed within the Nevada City Tech
Center business park area.
Development Agreement (Ordinance No. 2000-07) was extended until December 22,
2015. Further development under the Development Agreement was not precluded, but
rather anticipated though specific future development was neither reviewed nor approved.
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A note on the Development Agreement Land Use Plan for Zone III (including the subject
12.09 acre project area) states: “Zone III—Open Space/Reserved Development Area.
Future uses within this area will require site plan amendment and environmental review.
Other language in the Development Agreement confirms that future development is not
precluded, but appropriate entitlements and environmental review would be required.
The Nevada City Tech Center, LLC Development agreement was once again extended by
the City Council on August 12, 2015, for an additional 15-year period. The total amount of
time from adoption of the original Development Agreement is now 45 years. This
cumulative time period demonstrates the City’s commitment to the development of these
lands and reflects the real economic factor challenges consistent with the master plan.
The development agreement has now been extended for a total of 45 years by the City
of Nevada City. The area where The Grove is located was characterized as “development
reserve/open space,” leaving open the possibility of additional development in the future.
This project is the first development proposal filed to implement the 2009 and 2014
Housing Elements that will provide higher density housing at 16 units per acre. The City
operated for many years without a General Plan Housing Element that was certified as
meeting state law requirements by the California State Department of Housing and
Community Development (HCD). In 2007, the City resolved to update its Housing Element
and to have it approved by HCD to clear the way for various grants and loans requiring an
approved housing element as a prerequisite. The major obstacle that precluded
certification of previous Housing Elements was the lack of zoned sites that could provide
housing opportunities of lower income households at 16 units per acre or more. The City
did not have a general plan designation or zoning district that could accommodate more
than 6 units per acre prior to adoption of the 2009 Housing Element.
The City undertook a collaborative, interactive, public planning process of identifying
candidate properties that could support future housing at a density of 16 units per acre.
Together with other programs and policies, HCD determined that providing this zoning
density would be accepted as an affordable housing strategy. The City worked with several
applicants, including The Grove landowner, to ultimately select two sites for this R3, High
Density Multiple Family Residential zoning at a density of 16 units per acre: one at The
Grove (2 acres) and the other on Searls Avenue (1 acre). The 2009 Housing Element along
with the next cycle update in 2014 was subsequently certified by HCD.
For the City and the applicant, a major factor in choosing this location for housing is the
proximity to the employment center of the Nevada City Tech Center, the old Thomson site,
the Seven Hills Business District, and public schools. The approved affordable housing plan
and supplemental information regarding affordability submitted with the application
provides greater details on the merits of this location for affordability.
On January 12, 2011, the subject site was approved for an amendment to the City
general plan and rezoned to permit up to 59 primary residential units. A portion of that
rezoning was intended to facilitate and implement Nevada City’s 2009 Housing Element
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that required rezoning of land to accomplish R3, Urban High Density Multiple Family at a
density of 16 units per acre.
In 2010, an Affordable Housing Plan was submitted pursuant to Section 16.04.054 of
the City’s Development Code. That plan was intended to avoid the city requirement for
deed restrictions to guarantee affordability to moderate and below households required
by Section. On April 11, 2012, the applicant’s “affordability by design program” was
approved by the City Council. That plan included sustainable and energy efficient design
features that would provide non-direct housing costs components to accomplish
affordability. These measures include but are not limited to energy efficiency features,
smaller units, more second dwellings than required, reduced interior street sections, less
need for two car households due to proximity to schools shopping and employment, and
other factors.
Existing Conditions: The property is located along the western border of the City limits
adjacent to the Nevada City Tech Center. Entry to the site is via Providence Mine Road,
approximately 1/3 of a mile west of the intersection at Zion Road. The southern portion of
the site is relatively flat-lying, while other portions of the site slope moderately to steeply
towards Peck Ravine (Preliminary Soils Report, Holdrege and Kull, July 26, 2010).
The project site is located within the Deer Creek watershed. This watershed is tributary
to the Yuba River. The creek has a drainage area of approximately 85 square miles, with
approximately 45 percent of that area above the project area. The flow in Deer Creek is
regulated by the Nevada Irrigation District and Pacific Gas and Electric Company.
The subject site is situated on the east side of Providence Mine Road and ranges in
elevation from 2,460 feet to 2,600 feet. The area surrounding the site is largely
open/undeveloped lands. The site is situated in a mixed coniferous and hardwood forest
There are three seasonal swales located within the project area. The major drainage (Pecks
Ravine) bisects the property from east to west. Two smaller ephemeral drainage courses
along the southwest and a partial roadside ditch running adjacent to Road A also drain the
site. All three swales only convey water during and immediately following storm events.
A small seasonal wetland is located at a low point along the western portion of the
property where the drainages converge prior to flowing off-site. Historically, the
surrounding lands were a working hard rock mine. There is evidence of mine workings
and mining swales throughout the property. The old growth coniferous forest was
cleared, most likely for the use of wood as a source of fuel for the mining operation.
Today, it is composed of second and third growth successional trees.
Specifically, the site is further encumbered by three mining shafts, several spoil sites
and evidence of near-surface prospecting. The Department of Toxic Substances Control
concurs with the Draft Final Removal Action Work Plan (RAW), outlining procedures for onsite management of mine waste. DTSC also concurs with the inclusion of the RAW with
respect to this environmental document. The RAW summarizes results of the investigation
and recommends remedial action which includes consolidation of mine waste in an area of
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designated open space. The Draft Final RAW and this CEQA document will be subject to
public review. DTSC may approve with or without changes the Draft Final RAW after the
public review and comment process has been completed.
The area surrounding the site consists of rural housing and open lands. Directly to the
east is located the Nevada City Tech Center, the Grass Valley Group and other commercial
developments extending east on Providence Mine Road to Zion Street. The site is situated
in a coniferous forest with one major ephemeral drainage course bisecting the property
from east to west, two smaller ephemeral drainages along the southwest, and a partial
roadside ditch (undeveloped) running adjacent to Providence Mine Road. A small seasonal
wetland is located at a low point along the west portion of the property where the
drainages converge prior to flowing off-site or continuing on in an undeveloped roadside
ditch.
The majority of the site, 10.9 acres, is zoned R2, multi-family residential. The standard
R2 density limitation is 8-units per acre, but the site was capped at a total of 27-units at the
time the property was re-zoned in 2010. A 2-acre portion of the site is zoned R3, highdensity residential and has a density limitation of 16-units per acre. The remaining 6.8-acres
is zoned LI, Light Industrial and is not being considered as part of the development proposal.
Due to the unit cap on the R2 zoned portion of the property, the project will result in its
maximum density limit and no further subdivision will be permitted within the 12.9-acre
project area.
B. SURROUNDING LAND USE AND ZONING:

Location Zoning
Site

North
South

East

West

General Plan

R2-PD-SP (maximum 27 Mixed Residential (10.9
units) (10.9 acres)
acres)
Urban High Density
R3- (2.0 acres)
Multiple Family (2 acres)
LI-DA
EC
PD (City)
RA (1.5 acres per dwelling RES (1.5 acres per
unit) (County)
dwelling unit)
(County)

Existing Conditions &
Improvements
Vacant/unimproved

Vacant/unimproved
Large holdings with one
single family dwelling
within unincorporated
area
Nevada
City
Tech
LI-DA (6.8 acres)
EC
Center
PD
Large holdings with one
RA (1.5 acres per dwelling RES (1.5 acres per single family dwelling
unit) (County)
dwelling unit)
within unincorporated
(County)
area
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C. PUBLIC AGENCIES WHO’S APPROVAL MAY BE REQUIRED (e.g., permits, financing,
approval, or participation agreement.)







Army Corps of Engineers, 404 Clean Water Act certification
California Department of Fish and Wildlife, 1602 stream crossing permit
Northern Sierra Air Quality Management District, dust control
Central Valley Regional Water Quality Control Board, 401 Clean Water permit
Nevada Irrigation District, water line extension
California Environmental Protection Agency, Department of Toxics Substance
Control, Approval of the Removal Action Work Plan (RAW)
 Cal-Fire approval of Timber Harvest Plan
D. ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED
The environmental factors checked below would be potentially affected by this project,
involving at least one impact that is a “Potentially Significant Impact” as indicated by the
checklist on the following pages:
Aesthetics

Agriculture and Forestry Resources

Air Quality

Biological Resources
Cultural Resources
Geology / Soils
Greenhouse Gas Emissions
Hazards & Hazardous Material
Hydrology/Water Quality
Land Use/Planning
Mineral Resources
Noise
Population/Housing
Public Services
Recreation
Transportation/Traffic
Utilities/Service Systems
Mandatory Findings of Significance
E. DETERMINATION: (To be completed by the Lead Agency)
On the basis of this initial evaluation:
I find that the proposed project COULD NOT have a significant effect on the
environment, and that a NEGATIVE DECLARATION will be prepared.
I find that although the proposed project could have a significant effect on the
environment there will not be a significant effect in this case because revisions in
Initial Study & Checklist
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the project have been made by or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.
I find that the proposed project MAY have a significant effect on the environment,
and an ENVIRONMENTAL IMPACT REPORT is required.
I find that the proposed project MAY have a "potentially significant impact" or
"potentially significant unless mitigated" impact on the environment, but at least
one effect 1) has been adequately analyzed in an earlier document pursuant to
applicable legal standards, and 2) has been addressed by mitigation measures based
on the earlier analysis as described on attached sheets. An ENVIRONMENTAL
IMPACT REPORT is required, but it must analyze only the effects that remain to be
addressed.
I find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed
adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to applicable
standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or
NEGATIVE DECLARATION, including revisions or mitigation measures that are
imposed upon the proposed project, nothing further is required.
________________________________________
___________________________________
Signature
Date
________________________________________
Print Name
For

________________

F. EVALUATION OF ENVIRONMENTAL IMPACTS:
The Initial Study checklist recommended by the State of California Environmental Quality
Act (CEQA) Guidelines is used to determine potential impacts of the proposed project on
the physical environment. The checklist provides a list of questions concerning a
comprehensive array of environmental issue areas potentially affected by the project (see
CEQA Guidelines, Appendix G). Explanations to answers are provided in a discussion for
each section of questions as follows:
1.

A brief explanation is required for all answers except "No Impact" answers that are
adequately supported by the information sources a lead agency cites in the
parentheses following each question. A "No Impact" answer is adequately supported
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if the referenced information sources show that the impact simply does not apply to
projects like the one involved (e.g., the project falls outside a fault rupture zone). A
"No Impact" answer should be explained where it is based on project-specific factors
as well as general standards (e.g., the project will not expose sensitive receptors to
pollutants, based on a project-specific screening analysis).
2.

All answers must take account of the whole action involved, including off-site as well
as on-site, cumulative as well as project-level, indirect as well as direct, and
construction as well as operational impacts.

3.

Once the lead agency has determined that a particular physical impact may occur, the
checklist answers must indicate whether the impact is potentially significant, less than
significant with mitigation, or less than significant. "Potentially Significant Impact" is
appropriate if there is substantial evidence that an effect may be significant. If there
are one or more "Potentially Significant Impact" entries when the determination is
made, an EIR is required.

4.

"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies
where the incorporation of mitigation measures has reduced an effect from
"Potentially Significant Impact" to a "Less Than Significant Impact." The lead agency
must describe the mitigation measures, and briefly explain how they reduce the effect
to a less than significant level (mitigation measures from "Earlier Analyses," as
described in (5) below, may be cross-referenced).

5.

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other
CEQA process, an effect has been adequately analyzed in an earlier EIR or negative
declaration. Section 15063(c)(3)(D). In this case, a brief discussion should identify the
following:
a. Earlier Analysis Used. Identify and state where they are available for review.
b. Impacts Adequately Addressed. Identify which effects from the above checklist
were within the scope of and adequately analyzed in an earlier document
pursuant to applicable legal standards, and state whether such effects were
addressed by mitigation measures based on the earlier analysis.
c. Mitigation Measures. For effects that are "Less than Significant with Mitigation
Measures Incorporated," describe the mitigation measures which were
incorporated or refined from the earlier document and the extent to which they
address site-specific conditions for the project.

6.

Lead agencies are encouraged to incorporate into the checklist references to
information sources for potential impacts (e.g., general plans, zoning ordinances).
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Reference to a previously prepared or outside document should, where appropriate,
include a reference to the page or pages where the statement is substantiated.
7.

Supporting Information Sources: A source list should be attached, and other sources
used or individuals contacted should be cited in the discussion.

8.

This is only a suggested form, and lead agencies are free to use different formats;
however, lead agencies should normally address the questions from this checklist that
are relevant to a project's environmental effects in whatever format is selected.

9.

The explanation of each issue should identify:
a. the significance criteria or threshold, if any, used to evaluate each question; and
b. the mitigation measure identified, if any, to reduce the impact to less than
significance

All specific project impacts are addressed in this document. This initial study also
incorporates and is tiered off of the initial study and adopted Mitigated Negative
Declaration prepared for the general plan and rezone applications approved by the City
Council on January 12, 2011.
.
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I. AESTHETICS – Would the project:

Environmental Issue

a. Have a substantial adverse effect on a
scenic vista?
b.
Substantially
damage
scenic
resources, including, but not limited to,
trees, rock outcroppings, and historic
buildings, within a state scenic highway?
c. Substantially degrade the existing
visual character or quality of the site and
its surroundings?
d. Create a new source of substantial
light or glare, which would adversely
affect day or nighttime views in the area?

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures
X

X

X

X

SETTINGThe site has been modified over the years through historic mining and timber harvest
activities. There are no public views to the site and there are no distinguishing natural
features that make the site unique or particularly scenic. The trees growing on site have
been determined by the Biological Inventory (Tina Costello, November 10, 2016) to be a
mixed coniferous/hardwood forest with second or third growth conifers.
DISCUSSIONItems I.a, b & d. The Champion Trails EIR (December, 1979) prepared a view shed sensitivity
analysis for the project area. It stated “Based upon a qualitative landscape variety class
rating, or an overall rating attractiveness and quality of the natural landscape, the site
may be considered a Class B or an average quality of landscape containing a level of
variety that is typical or common to the region (Pg.55).” The majority of the Champion
Trails site was rated with the lowest level of sensitivity. The Visual sensitivity analysis
was focused on visual impacts/sensitivity to the existing residentially developed lands
to the east. Only the areas that were adjoining existing residential uses received a
higher visual sensitivity analysis rating. That sensitive rating was based on the number
of daily viewers. While future residential development to the west (51 acres within the
unincorporated area of Nevada County) may increase the number of daily views to this
Initial Study & Checklist
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subject site, it is expected that when and if those lands are proposed for development
that the lands will be considered for annexation to the City of Nevada City. Based on
the County and City general plans, the site would more than likely be developed with
lower density residential uses and, as a result, with proper site planning, there wouldn’t
be land use conflicts and/or aesthetic differences between the two.
Development of the site will introduce residential buildings in the form of single family
and multiple family structures. The higher density development in the southern portion
of the property will be clustered with 12 single family townhome units and 32 attached
condominium units. This portion of the project will experience the greatest site and
tree removal due to site grading and modification. The only native trees to remain
within the 12 single family cottages and 32 condominium area of the project are those
located in the southern portion of the project site along the north entrance road to
Nevada City Tech Center Business Park. The vast majority of the 753 trees to be
retained are in the single-family portion of the project. According to the tentative map
exhibits, there are a total of 1,001 trees greater than 8” in diameter at breast height
(DBH) trees currently on site. Of that total, 753 will be retained. The vast majority will
be retained on the 15 single family lots, the common area between phase 1 (15 single
family lots) and 2 (44 clustered units) and the 1.40-acre common parcel to
accommodate the waste disposal site. There are additional trees within the City right
of way of Road A that appear can be retained. In addition, the adjoining buffer parcel
to the east (Not a Part of the Subdivision) will also provide a 6.8-acre open space
backdrop between the residential project and the adjoining Nevada City Tech Center
project. This westerly sloping land will be evident along with the existing mixed forest
canopy.
The following table provides a breakdown of the type and size of trees to be saved and
removed:
Tree Type

Oak

Pine
Initial Study & Checklist

Size DBH
(inches)
8-14
16-22
24-28
>30

8-14
16-22

Total

To be removed

Trees saved

213
61
29
9

77
17
8
2

136
44
21
7

312
247
77

104
64
8

208
183
69
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Tree Type

Size DBH
(inches)
24-28
>30

Total

To be removed

Trees saved

30
21

7
6

23
15

8-14
16-22
24-28
>30

375
181
51
15
33

85
34
4
6
5

290
147
47
9
28

8-14
16-22
24-28
>30

280
26
8
0
0

49
8
2
0
0

231
18
6
0
0

34

10

24

Total
1,001
Source: Tentative map Nelson Engineering

248

753

Cedar

Other

All of the above listed trees are considered protected by Section 18.01.030 of the City’s
tree preservation ordinance. In addition, the protected tree table in this section
includes Madrone, Manzanita and Oak trees of 4” as protected. The above referenced
tree survey did not include these three tree types at the 4” size. Irrespective of species,
any tree that measures over 14” DBH is also considered a protected tree. A
comprehensive tree replacement program is included as a mitigation measure to
replace trees on an inch for inch basis for all defined protected trees. This plan shall not
apply to the 2 acre R3-PD zoned site unless any buffer trees are removed. Furthermore,
it would not require replacement of diseased, infested or trees that present a fire
hazard as determined by a licensed forester.
The 32 units are located on the two-acre R3-PD site. It is recognized that with the
development of the two-acre site for higher density development that very few if any
trees would remain. This was recognized in the January 12, 2011, general plan
amendment and rezone initiated to provide higher density lands by the City Council that
this site was valued as one that would assist in implementing the 2009 Housing Element.
This Housing Element established the need for an Urban High Multiple Family
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Residential (UHD) general plan designation and High Density Multiple Family Residential
(R3) zoning district to meet minimum higher density housing opportunities for lower
income households within the city. Ordinance 2011-03 also included site development
standards that would be applicable to the development of the two acre, R3 zoned site.
It specifically recognized that “Tree retention shall not impair the ability to accomplish
the maximum 16 units per acre associated with a ministerial site plan. For a project
meeting the maximum 16 units per acre density, no additional off-site or in lieu fee
payment shall be required to mitigation on-site tree removal.” While the project is not
a ministerial development, it does meet the 16 unit per acre density requirements of
the general plan designation and zoning district for this site. The Mitigated Negative
Declaration for the project site rezone stated “Due to the need to accommodate higher
density development on the new R3 zoned site, the City has recognized that
considerable tree removal is necessary to accommodate the intended 16 units per acre
density on the 2-acre, R3 zoned site and trees to be saved will be considered as part of
the architectural review of the landscape plan. The overwhelming public purpose being
met by the projected tree removal is the development of a site that can provide higher
density housing in conformance with State Housing Element Law.”
A landscape plan has been prepared to for the 32-unit condominium and the 12-unit
single family cottage portion of the project. In total 169 trees will be planted to enhance
and soften the new residential project. All landscape trees will be planted from 15gallon size containers. There will be 36 canopy trees within the interior looped access
road; 26 native riparian trees planted within the storm water retention pond area and
internal rain garden; 30 columnar trees between the buildings; small scale flowering
accent trees around the various patio areas; and 32 native evergreen trees throughout.
In addition, the exiting evergreen and oak trees at the intersection of Providence Mine
Road and Road A will remain.
Views of the 32 clustered condominiums and 12 single family cottages from Road A will
be dominated by the 32-unit condominium units. The 32 condominium units are built
in eight clusters of four units each. As, such they will mostly block the view of the
cottages. Each unit will front on and have vehicular access from the interior road. While,
the cottages are mostly two-story they are built as single, free standing units on small
lots ranging in size between 3,383 sq. ft. and 4,705 sq. ft. Generally, lots 23-27 (cottage
units) and lots 27-59 will be step graded with a graduated slope of about 45 feet
dropping from east to west. The 4 unit clusters will have variable roof lines at the ridge.
The back side of each of these units will face Road A. Each will have a small patio/deck
that serves to break up the massing. The review of the aesthetics of the project will be
determined by the Planning Commission serving as the Architectural Review
committee.
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Individual building envelopes are designated on the 15 single family lots. The 15 lots
occupy approximately 8.11 acres. Each building site is designated to minimize tree
removal and preclude building encroachment on 30% slopes. The city tree protection
ordinance precludes removing any protected tree (any tree within the project area)
without a permit. The City’s tree removal ordinance will guide removal of trees within
the building envelopes. It is also noted that single family lots 1, 2, 3, 5, 9, 10, 11 and 12
will be developed with a second unit (maximum 1,200 sq. ft.) That unit may be attached
or detached to the primary building. The layout and nature of both the primary and
secondary residential unit on these lots will not be known until a building permit is taken
out by a future owner. Both the building permit and the tree removal permits on these
lots will be reviewed by the City planner and possibly the Planning Commission.
Beyond the mass tree removal associated with the development of the 32 condominium
units and 12 cottage units, considerably more tree removal is expected for the project
at buildout. The site is overgrown with both canopy trees and understory vegetation
that has contributed to wild land fire hazard and an overly dense forest setting. Tree
removal will be tempered by necessary tree removal for fire safety, infestations and
overall canopy health. In addition, there are numerous trees within the 80’ right of Way
of Road A bordering the project. These trees are outside of the construction area of the
project, although there is a meandering path way that provides pedestrian access to the
rear facing units. As noted above, both a tree mitigation plan and architectural review
of the project is required.
The 2016, Development Agreement and its predecessors did not preclude development
within the Open Space/Reserved Development Area perimeter buffer. In addition, the
12.9 acre “buffer area” is not within the view shed of existing residential development
east of the project site. In addition, there is no existing development to the south and
west of the project that would experience a relatively altered and or disturbed view of
the site.
The Initial Study supporting the January 12, 2011, mitigated negative declaration placed
a higher value on amending the general plan and rezoning the property to
accommodate needed workforce and affordable housing than maintaining native trees
and vegetation, particularly since the site is overgrown. It also recognized that the
natural buffer would be replaced with housing units, mass pad grading to accommodate
the higher density clustered portion of the project on the eastern development area
and would result in significant tree removal. The R3-PD zone requires that a minimum
10’ buffer be maintained along the entrance to the Nevada City Tech Center property
access road and along Providence Mine Road. The Tree Exhibit plan provided by the
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applicant reflects that approximately 15 trees within the right of way of Road A will be
removed on the west side of the clustered homes portion of the project. Removing
these trees would visually be inappropriate unless they are diseased or otherwise pose
to be a fire hazard.
In order to assure the project will fit into the setting the City adopted site performance
standards that would be applicable to the development of a future project. The
following development standards along with a commentary on how the project
conforms to these standards follow. The applicable site development standards
included in Section 17.30.100 of the R3 zone include the following features:
1. Maintain a 10-foot setback and natural vegetation along the access road leading
into the Nevada City Tech Center.
a. Comment. The project provides in excess of 10’ for lots 36 to 43. The
landscape plan retains all of the native trees in this area.
2. Provide supplemental native trees and bushes along Providence Mine Road in all
disturbed areas.
a. Comment: The landscape plan provides supplemental tree planting
along Road A along the entire frontage of the five condominium, fourunit clusters. In combination with the native trees recommended to be
retained through the landscape plan, the aesthetics along the Road A
project perimeter will be enhanced. There are currently no residences
on the large adjoining parcel west across Road A.
3. A single common access road into the multiple family dwelling complexes shall
occur no closer than 150 from the entrance into the Tech Center.
a. Comment: The access road is well in excess of 150’ to the Tech Center
intersection.
4. All off-street parking areas shall be located within the interior or rear of the
project area.
a. All off-street parking is provided in the interior of the clustered multiple
family project area, although within the right of way, there are four wide
outs to accommodate parallel parking along Road A.
5. Exterior lighting shall not extend higher than eight (8) feet off the ground and all
light fixtures shall be shielded and directed downward to avoid light spill onto
Providence Mine Road and the access road into the Tech Center.
a. Comment: This will be a mitigation measure
6. Maintain mature healthy trees within required setback areas.
a. Comment: See item 1 above. The landscape plan retains all trees within
the right of way of Road A.
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7. Building height from average finished grade may not exceed 40 feet except for
chimneys, cupolas, and other minor architectural appurtances. Living space may
occupy roof framed attics irrespective of the number of stories.
a. Comment: The maximum above grade elevations include two stories
with a roof structure for the majority of the clustered units. There are,
however, 15 condominium units that will be three story. These 15 units
will also contain a smaller amount of living space (1,500 sq. ft.). Each
clustered unit appears to be below 40’ in overall height limit.
The Planned Development combining zone and the relative low density (2.4 dwelling
units per acre) of development on the 10.9 acres would maintain considerable open
space and tree retention.
Item I.c. The Thomson Grass Valley EIR identified impacts associated with possible
disturbance of the natural buffers surrounding the project. It states “Although the
vegetation and topography combine to limit views into the interior portions of the site,
these perimeter views are of prime importance to area residents. In recognition of this
importance, the site plan and project description indicate that the entire perimeter of
the site will be left essentially "as is," with no fences, buildings or extensive vegetation
clearing planned. Views of the site from the new access road will be limited by
topography and vegetation and will be in character with existing views from the haul
road (Providence Mine Road).” A high value has been placed on maintaining those
buffers as much as possible through the December, 2000, Development Agreement.
While the project will lead to the conversion of a 12.9-acre portion of the open
space/development reserve area within the project, these lands are located beyond the
major entry into the former Thomson Grass Valley facility and the Nevada City Tech
Center. Notwithstanding, these lands were considered as contributory to the
surrounding perimeter buffer. The Champion Mine EIR went on to state that
“Treatment of the entrance area…will emphasize retention of vegetation “as is” where
feasible, or existing landscaping with indigenous trees and shrubs where disruption of
existing vegetation is unavoidable.”
The 2000, Development Agreement and its predecessor did not preclude development
within the Open Space/Reserved Development Area perimeter buffer. In addition, the
12.9 acre “buffer area” is not within the view shed of existing residential development
east of the project site. And there is no current development to the south and west of
the project that would experience a relatively altered and or disturbed view of the site.
All development within the project is subject the City’s architectural review committee
as part of the Use Permit and Tentative Map review by the Planning Commission. That
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committee will review building architecture, lighting, landscaping and sign elements to
ensure compatibility with the R2-PD-SP and R3-PD zone standards and other features
of the City Zoning Code. Generally, the topography of the R3 site slopes down from
Providence Mine Road. Natural vegetation within the main drainage feature (Peck’s
Ravine) will minimize views to and from the Nevada City Tech Center uses to the east.
The Mitigated Negative Declaration for the rezone to the R3 and R2-PD-SP zones
recognized that the R3 site in particular would result in substantial tree removal. This
recognition was off-set by the need to zone lands to accomplish higher density housing
opportunities. In view of this prior commitment, tree mitigation for the R3-PD portion
of the project is not required, unless trees in the buffer area in the southeastern portion
of the property are removed.

TREE REMOVAL REPLACEMENT / MITIGATION MEASURES
Tree removal associated with The Grove project will occur through several different
processes, including
(1) State of California DTSC RAW permit
(2) State of California Timber Harvest Plan
(3) City of Nevada City Tree Removal Permit and Landscaping Plan.
Below are specifics about each required permit and associated Mitigation Measures to
ensure less than significant impacts on tree removal and compliance with the City’s
General Plan and Zoning Ordinance:
1. DTSC RAW permit. This State of California permit is required to remove any
contaminated/toxic soils and will involve on-site grading activities. Toxic soils will
be deposited in the 1.4 acre “common area” disposal site, specifically located along
the northwestern portion of the project area. A condition of the RAW permit
requires any toxic soils be deposited in advance of any other work and
acknowledges tree removal may be required to allow for equipment to operate
and clear the disposal site.
2. TIMBER HARVEST PLAN -- This State of California Board of Forestry Permit is
required to remove trees on sites larger than 3 acres through a timber conversion
permit. The timber harvest plan (THP) will remove dangerous, hazardous and
diseased trees as well as other trees needed to accommodate the project The City
acknowledges the THP will be issued and tree removal will occur in advance of onsite grading activities.
Initial Study & Checklist

19 of 106

The Grove
Initial Study & Checklist continued

MITIGATION MEASURES FOR 1 AND 2:
MM 1-1 -- A Tree Removal/Mitigation Plan shall be submitted by the Applicant
prior to any site disturbance work. The plan shall be complete and include all
information on the trees (location, species, size, etc.). The plan shall be submitted
to the City Planner for staff review and for use in reviewing the progress of the two
permits.
MM 1-2 -- Trees removed that are diseased or otherwise removed for forest health
and fire safety as a result of the THP shall not require replacement. The removal of
these trees is viewed as a mitigation to enhance overall forest health and fire
safety on-site, as well as on adjoining lands. The licensed forester shall map those
trees that are removed for enhanced forest health (spacing criteria, insect infested
or threatened and for fire safety). All other trees removed as part of the THP shall
be mitigated per MM.
MM 1-3 – No trees shall be removed from the future 15 single-family lots and the
phase 2 development project area as part of the THP unless said tress are diseased
or are needed to be removed to accommodate proper spacing and or fire safe
requirements.
MM1-4 – The Tree Removal/Mitigation Plan shall be reviewed and approved by
City Staff, including the City Planner, City Engineer, and the City Fire Chief.
MM1-5 – The City Planner shall provide an information report to the Planning
Commission on a monthly basis as to the progress of the work on site associated
with the DTSC/RAW work and the Timber Harvest Plan.
Timing for MM 1-1 through MM 1-5:
The tree protection/mitigation
plan shall be prepared prior to any on-site site disturbance including the THP
and RAW.
Responsibility:
Project applicant, forester or landscape architect and
reviewed and approved by City Planner and City Engineer.

3. CITY OF NEVADA CITY TREE REMOVAL/MITIGATION
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The applicant is required to submit a Tree Removal Plan pursuant to Nevada City
Municipal Code Chapter 18.01. The applicant is also required to submit a
Landscaping Plan pursuant to Nevada City Zoning Ordinance Section 17.80.060.
MITIGATION MEASURES:
MM 1-6 – The applicant shall submit a detailed Landscaping Plan and Tree Removal
Plan for approval by the Planning Commission. The Landscaping Plan shall provide
compliance with Zoning Ordinance Section 17.80.070(D) requiring at least half of
the trees and plants be native and/or drought resistant.
MM 1-7 – The Landscaping Plan shall include a detailed plan for replacement of the
trees to be removed. Replacement can be accomplished through on-site or off-site
planting, donated to the Bear-Yuba River Land Trust or other environmental
organization doing restoration work in the County of Nevada or through funds
donated to the City’s Tree Preservation Fund (Section 18.01.070). The applicant
can work with City Staff (City Planner, Finance Director, and City Engineer) to
determine an appropriate equation to be placed in the Tree Preservation Fund.
MM 1-8 -- All other trees removed to accommodate the development of the two
phases shall replace trees removed in accordance with the following formula:
a. Each type of tree removed shall be replaced with an identical species either
on-site, off-site or through funds donated to the City’s Tree Preservation
Fund (Section 18.01.070) on an inch for an inch basis in excess of the
cumulative DBH for the tree species listed on the Protected Tree table in
Section 18.01.030. As an example, if a 12” oak is removed, each inch over 3”
shall be replaced per Section 18.01.030.
b. Any “Additionally Protected Tree” pursuant to Section 18.01.036. A tree
removed in excess of 14” shall be replaced on an inch for inch basis.
MM 1-9 -- The tree replacement plan shall not require replacement of trees within
the R3-PD zoned portion (Lots 36 through 59) of the project unless trees are
removed in the road buffer area (Road A) or within the the buffer area at the
intersection of Providence Mine Road and Road A.
MM 1-10 – No trees shall be removed on the 15 single-family lots until such time as
a building permit is issued by the Nevada County Building Department (Section
18.01.060). A deed restriction shall be placed on each lot as part of the final map.
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MM 1-11-- No trees may be removed from land within the second development
phase, unless approved as part of the Timber Harvest Plan per MM II-1, until
building permits have been issued by the Nevada County Building Department and
tree removal permits pursuant to Section 18.01.060 of the City Municipal Code
have been approved by the City Planner.
MM 1-12 – Prior to any issuance of a Certificate of Occupancy, the applicant shall
submit a letter from a licensed landscape architect/contractor, certifying that the
landscaping and irrigation system has been installed in accordance with the
approved plan (Section 17.80.050(D).
MM 1-13 – No grading and tree removal beyond that as authorized for improving
forest health as provided in the THP in the Phase 2 development area shall occur
until such time that the site is ready to develop and building permits are secured.
Timing for MM 1-6 through MM 1-13:
The final landscape plan and tree
protection/mitigation plan shall be prepared prior to any on-site site
disturbance including the THP and RAW. Deed restrictions shall be placed on
each lot requiring an approved building permit prior to any tree removal
Responsibility:
Project applicant, forester or landscape architect and
reviewed by City Planner and City Engineer and approved by the Planning
Commission.
Timing:
Included as a note on the deed and the final recorded map
for the large parcel reflecting the second development phase for the 42
clustered dwelling units.
Responsibility:
Planner.

Project Engineer and reviewed and verified by City

Responsibility:
Project applicant, biologist or designee and reviewed and
approved by City Planner.
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Other Aesthetics Mitigation Measures
MM 1-14 – Exterior lighting shall not extend higher that eight (8) feet off the ground
and all light fixtures shall be shielded and directed downward to avoid light spill onto
Road A and the access road (Providence Mine Road) into the Tech Center.
Timing:
Included as a part of grading and improvement and
landscape plans.
Responsibility:
Project Engineer, landscape architect and reviewed
and verified by City Planner and City Engineer.
Impact Conclusion: With the project compatibility of the specific site development
standards established for the R3 zoning district, the above mitigation measures and
including architectural review by the Planning Commission of the project and
landscape plan, the project will not have significant impacts on aesthetics.
II. AGRICULTURAL AND FOREST RESOURCES – Would the project:

Environmental Issue

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures

a. Convert Prime Farmland, Unique
Farmland, or Farmland of Statewide or
Local Importance (Farmland), as shown
on the maps prepared pursuant to the
Farmland Mapping and Monitoring
Program of the California Resources
Agency, to non-agricultural use?
b. Conflict with existing zoning for
agricultural use, or a Williamson Act
contract?
c. Conflict with existing zoning for, or
cause rezoning of, forest land (as defined
in Public Resources Code section
12220(g)), timberland (as defined by
Public Resources Code section
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Environmental Issue

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures

4526), or timberland zoned Timberland
Production (as defined by Government
Code Section 51104(g))?
d. Result in the loss of forest land or
conversion of forest land to non-forest
X
use?
e. Involve other changes in the existing
environment which, due to their location
or nature, could result in conversion of
X
Farmland (including livestock grazing) to
non-agricultural use or conversion of
forest land to non-forest use?
EXISTING CONDITIONSThe site is characterized as Westside Ponderosa Pine Forest. The coniferous trees are
approximately 80 ± feet tall; canopy cover varies from 25% to 75%. Tree composition is
Pacific Ponderosa pine (Pinus ponderosa), with some incense cedar (Calocedrus decurrens),
Douglas fir (Pseudotsuga menziesii), madrone (Arbutus menziesii), and California black oak
(Quercus kelloggii).
The under story is composed of native species poison oak (Toxicodendron diversilobum),
mountain misery (Chamaebatia foliolosa), and deerbrush (Ceanothus integerrimus). These
native species are often indicators of earlier disturbances, such as fire and logging (Beedy
and Brussard 2002). Non-native species found within this community are Himalayan
blackberry (Rubus armaniacus) and Scotch broom (Cytisus scoparius). Scotch broom has
formed dense thickets throughout this forested area, and is considered a “pest” plant
because it often gains a foothold on disturbed soils and spreads quickly into adjacent
habitats. (Costello, November, 2016)
DiscussionItems II.a, b & e. According to the Farmland Mapping and Monitoring Program, the site is
not designated prime farm land, unique farm land or farmland of local importance. The
site is not used for agricultural production of any kind. Furthermore, the site is not
zoned for agricultural use and it is not within a Williamson Act contract.
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Items II. c, d & e. The property is not within a timberland preserve zone (TPZ). As
evidenced by the Biological Inventory Report (Costella, May 2010), contained in the
January 12, 2011, mitigated negative declaration, the site contains and supports
coniferous trees. It is characterized as a Westside Ponderosa Pine Forest. Coniferous
trees are approximately 80 +/- feet tall and the canopy varies from 25 to 75 percent
throughout the site. Tree composition is Pacific Ponderosa Pine with some incense
cedar, Douglas Fir, Madrone and California Black Oak. According to the 1975 Soil Survey
of Nevada County prepared by the United States Department of Agriculture, Soil
Conservation Service and Forest Service, the site is within a woodland suitability group
2 classification. This group 2 classification has a relatively high timber growing
suitability. The removal of these lands from timber growing is compatible with the City
General Plan, Housing Element and zoning of the site. The site is considered overgrown
with canopy trees and understory (mostly non-native vegetation). In its present
condition, the site poses a wild land fire hazard and the overall health of the forest trees
could be compromised by infestations and other factors that contribute to an unhealthy
and unsafe site. The urban forest character of the city will not be compromised or
diminished by the removal of this land area from timber growing. Once priory managed
with a THP,the site will enhance the forest character of the site and reduce the wild land
fire risk to adjoining lands.
A timber harvest plan (THP) pursuant to the Z’berg Nejedley Forest Practice Act, Title
14 California Code of Regulations will be required to convert this timberland to a nontimber residential use classification. As noted above, the site is overgrown with
understory vegetation and an overly thick canopy in places. The THP should focus on
proper thinning for forest health and safety regarding wildland fire.
Converting these lands from buffer/timber growing to residential uses would not have
a significant impact as this land has been previously designated for multiple family
residential uses by the City Council.
Mitigation Measures
MM II-1
The licensed forester retained to prepare the THP shall focus on thinning of
the dense in places forest canopy and the overgrown understory vegetation for forest
health and wildland fire suppression. The THP shall be prepared in advance of and
implemented together with the RAW in accordance with DTSC specifications.
Timing:

Initial Study & Checklist

THP shall be prepared prior to authorization of any on site work.

25 of 106

The Grove
Initial Study & Checklist continued

Responsibility:
RAW.

Professional forester and reviewed by DTSC as part of final

Impact Conclusion: The tentative map and planned development permit will not have
significant impacts on agricultural and forest resources and no mitigation measures are
recommended.
III. AIR QUALITY – Would the project:

Environmental Issue

a.
Conflict
with
or
obstruct
implementation of the applicable air
quality plan?
b. Violate any air quality standard or
contribute substantially to an existing or
projected air quality violation?
c. Result in a cumulatively considerable
net increase of any criteria for which the
project region is non-attainment under
an applicable federal or state ambient air
quality standard (including releasing
emissions which exceed quantitative
thresholds for ozone precursors)?
d. Expose sensitive receptors to
substantial pollutant concentrations?
e. Create objectionable odors affecting a
substantial number of people?

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures
X

X

X

X
X

SETTING

All of Nevada County is located in the Northern Sierra Air Quality Management District.
State and federal air quality standards have been established for six ambient air pollutants,
primarily to protect human health and welfare. These six criteria air pollutants include
ozone, carbon monoxide, nitrogen dioxide, sulfur dioxide, lead, and suspended particulate
matter (PM10, particulate matter with a diameter of 10 microns or less). When the
monitored ambient air concentration exceeds an air quality standard, the state or federal
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government designates the area “non-attainment” for that pollutant. If no violations of
the air quality standards occur, an area is said to be “in attainment.”
The overall air quality in Nevada County is good with the exception of two known air quality
problems: ozone and PM10. Nevada County is in attainment for all federal standards with
the exception of western Nevada County, which is in non-attainment for the federal 8-hour
ozone standard. Under the more stringent California air quality standards, Nevada County
is in non-attainment for the 1- and 8-hour ozone standards and PM10 standards. Ozone
exceedances in Nevada County are primarily due to transport from the broader
Sacramento Area and the San Francisco Bay Area. Local sources of ozone-producing
chemicals occur during seasonal and peak traffic flows around the Interstate-80 corridor in
eastern Nevada County.
Ozone is a secondary pollutant generated from nitrogen and reactive organic gases (ozone
precursors) reacting with sunlight. Reductions in ozone are accomplished through
reducing precursor emissions. Approximately half of the ozone Statewide results from
mobile source emissions (principally cars, trucks, trains, aircraft, boats and construction
equipment). Ozone levels are influenced by many factors, such as solar radiation, inversion
heights and strengths, vertical mixing and wind patterns, and a poorly understood
combination of other substances in the air that can either react with ozone to destroy it or
lead to accelerated ozone formation. Significant ozone formation generally requires an
adequate amount of precursors in the atmosphere, stable atmospheric conditions, sunlight
and warm temperatures. Ozone is easily transported by wind. The highest concentrations
tend to be found downwind from emission sources. While ozone in the upper atmosphere
protects the earth from harmful ultraviolet radiation, high concentrations of ground level
ozone can adversely affect the human respiratory system. Many respiratory ailments, as
well as cardiovascular disease, are caused and aggravated by exposure to high ozone
concentrations. Ozone also irritates people’s eyes and throats and damages some manmade materials such as rubber, paint, and plastics. It also damages agricultural crops and
other plants, leading to reduced food and timber production.
Particulate matter (PM) consists of particles small enough to remain suspended in the air
for long periods (mostly smoke and dust). PM10 and especially PM2.5 (10 and 2.5 refer to
aerodynamic particle size in microns) are small enough to lodge in the deepest recesses of
the lungs and cause serious respiratory problems. A battery of recent scientific studies
have linked particulate matter, especially fine particles with a series of significant health
problems, including premature death, respiratory related hospital admissions and
emergency room visits, aggravated asthma, respiratory symptoms such as severe chest
pain, gasping and aggravated coughing, chronic bronchitis, decreased lung function,
shortness of breath, and work and school absences. PM10 violations in winter are primarily
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due to wood smoke from the use of woodstoves and fireplaces and debris burning, while
summer and fall violations often occur during forest fires or periods of open burning.
DISCUSSIONItems III. a, b, c, d & e Nevada City and especially the southwestern quadrant is very
walkable and pedestrian friendly. Shopping, schools, employment centers and
recreational areas are all within a very short distance of the subject site. This project is
an infill development that will introduce a mixed-use component to the Nevada City
Tech Center, Thomson Grass Valley and office development along Providence Mine
Road that will promote vehicle trip and therefore emission reductions. Nevada City
School District has three different school sites within less than one mile from the project
site, as follows: Deer Creek Middle School on Lindley Road (.3 miles), Seven Hills Junior
High at the end of Hoover Lane (.4 miles) and Gold Run Elementary on Zion Street (.8
miles). As a residential development, there should be no adverse impacts due to the
project. Appropriate construction measures will be incorporated as recommended by
the NSAQMD to ensure no significant construction related air quality impacts on these
sensitive receptors.
The NSAQMD reviews all discretionary projects within Nevada City for impacts on air
quality. A variety of construction related measures will be included as part of the
permit to ensure that air quality impacts are reduced. Primary among the construction
phase is the implementation of the 1,700 cubic yard removal and deposit of the
hazardous mine waste soils and rock material to an on-site deposit area approximately
1,000 feet to the north. The RAW establishes procedures and measure to ensure that
fugitive dust transport from the removal and deposit actions does not occur. These
best management practices include a dust mitigation plan to control any airborne toxic
emissions from the hazardous soils. Additional control measures will include open
burning prohibition requirements.
The duration of the earthwork associated with the RAW is not expected to exceed one
month. During the remedial activities, soil moisture content is to be maintained to reduce
the potential for dust generation. Dust monitoring is to be performed to verify that the
engineering controls are effective. Procedures are set forth in the Dust Mitigation Plan and
the Health and Safety Plan. In addition, the remediation contractor is required to consult
with a Certified Industrial Hygienist to verify the appropriate levels of protection and
monitoring for the remediation workers.
Item III. c. The California Emissions Estimate Model (CalEEMod) is a screening model to
determine the potential air quality impacts of the project. This model provides an
estimate of construction, area source and operational air pollution emissions for the
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project. This model is used to determine if any air quality thresholds of concern in
western Nevada County would be reached or exceeded with the project.
The NSAQMD’s Guidelines for Assessing and Mitigating Air Quality Impacts of Land Use
Projects establishes standards for environmental thresholds of significance. There are
three threshold levels for Nitrogen Oxide (NOX), Reactive Organic Compounds (ROG)
and Particulate Matter 10 microns in particulate matter (PM10). These three thresholds
are as follows:
Level A Thresholds
NOX
<24 lbs/day

ROG
<24 lbs/day

PM10
<79 lbs/day

Level B Thresholds
NOX
24-136 lbs/day

ROG
24-136 lbs/day

PM10
79-136 lbs/day

Level C Thresholds
NOX
>136 lbs/day

ROG
>136 lbs/day

PM10
>136 lbs/day

NOx, ROG and PM10 emissions must be mitigated to a level below significant. If
emissions for NOx, ROG and PM10 exceed 136 pounds per day (Level C), then there is
a significant impact; a rating below Level C is considered potentially significant.
The results of the CalEEMod screen for this project are provided below. All of the
emission rates are shown at their highest predicted rate. The highest predicted rate for
ROG and NOx occurred in the model’s winter projection and the nominally higher rate
for PM10 emissions occurred in the model’s projected summer screen:
Construction Emission Estimates (Pounds/Day) *
ROG
NOx
PM 10
PM 10
PM 10
Dust
exhaust
Totals
129.74
76.93
16.93
3.85
20.77
Threshold Level
B
B
A
A
A
* It is assumed that implementation of the RAW will occur in advance of onsite
grading as required by DTSC. As a result, the construction related emissions should
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include those associated with the relocation of 1,710 cubic yards associated with the
implementation of the on-site remediation plan.

Operational Emission Estimates (Pounds/Day)
ROG
NOx
PM 10
Totals
16.99
10.22
19.95
Threshold Level
A
A
A

The Summary Report for both Summer and Winter emissions reflects that all air quality
impacts are below level of significant impact except for construction activities. For
purposes of this analysis, the worst case is assumed that the 59 units will be developed in
a single phase. In reality, and due to the economic and expected marketing, development
would take place over multiple years. The project will be developed in three different
phases. The pre-development phase will include the implementation of the RAW as
described in the Project Description. This phase will include the evacuation and on-site
placement of approximately 1,710 yards of contaminated soils. Due to the relatively small
amount of materials to be moved, this predevelopment phase is expected to fall within the
construction emissions for the entire project. The second phase will include the grading
development of the 15 single family lots. Buildout of those lots will occur over many years
as each lot will be sold to individuals who will make independent decisions about building.
The third phase will include the development of the 44 clustered residential units in the R3
and R2 lands and be developed as a single project, but there is no specific time frame
proposed. It is expected that all site improvements including, but not limited to, grading,
major tree removal, road construction, water line, sewer pump station and sewer lines and
dry utilities will all occur during the first phase of construction.
All new development will incrementally add to ozone and PM-10. Best management
practices will be applied to site construction and development activities by the NSAQMD.
Ozone levels will be reduced incrementally over standard single use development projects
due to the addition of mixed use development (residential) that is within walking and
bicycling distance to employment centers (north and east), shopping (Seven Hills District
to the east), schools (east) and other services all within approximately ¾ of a mile.
For all threshold levels, the NSAQMD requires best management construction practices
which will be applied as part of site grading and building permits. They are as follows:
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a. Alternatives to open burning of vegetative material will be used unless otherwise
deemed infeasible by the District. Suitable alternatives include chipping,
mulching, or conversion to biomass fuel.
b. Grid power shall be used (as opposed to diesel generators) for job site power
needs where feasible during construction.
The development of the 59 primary units and 12 second dwelling units in close
proximity to an established employment center, three schools and shopping areas will
add a new mixed use opportunity that would aid in reduction of vehicle miles traveled
while promoting alternative forms of transportation (bicycle riding, walking, hiking,
etc.) which promote a more pedestrian friendly mixed use opportunity. The area is also
served by public transit (within .4 mile). Public transit would also add to reductions in
vehicle miles traveled even with a reduced schedule. With new residential
development, it is possible that service would be extended to provide direct service to
the subject site.
Thresholds of significance are based on a source’s projected impacts and are a basis
from which to apply mitigation measures. Due to the estimated level “B” threshold of
significance during the construction phase of the project, additional mitigation will be
required (Mitigation Measures III-2), requiring traffic control. It is important to note
that the reported threshold levels considered some mitigation in its projection,
including use of EPA Phase II certified wood-burning appliances during the operational
phase of the project. This has also been included as Mitigation III-3.
Mitigation Measures
MM III-1
The RAW is intended to be a self-mitigating project component. Due to the complexity
of the requirements, the major provisions of the RAW are included as mitigation
measures. Ultimately, H&K or other consulting geotechnical engineering consultant
shall have primary responsibility and oversight over the implementation and execution
of the RAW. The following mitigation measures are hereby included:
1. Comply with the Excavation, Transport and Placement requirements in Section
7.1 of the RAW, as follows:
a. During excavation, loading, transport, placement and compaction, soil
shall be moistened as necessary to avoid dust generation using water
trucks or hoses.
2. Truck speed is to be limited to 15 miles per hour to reduce the chance of dust
generation.
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3. Soil placement and compaction is to be performed by conventional means, in
accordance with the Dust Mitigation Plan (Appendix F of the RAW), the grading
plan (Figure 4), the provisions of this RAW and the project geotechnical
specifications.
Timing:

At time of implementation of the RAW after final approval by DTSC.

Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior with final approval by DTSC.

Impact Conclusion: The tentative map and planned development permit and RAW
would lead to short term construction impacts on air quality. Construction impacts
will be reduced to acceptable levels through the required project review and best
management practices administered by the NSAQMD and no further mitigation
measures are recommended. While incremental indirect impacts are expected,
they will be relatively reduced due to the introduction of additional residential uses
to support established employment centers, shopping, schools and other services
which are within ¾ of a mile from the subject site. As a result, there will be no
significant environmental impacts requiring mitigation beyond NSAQMD and the
RAW construction standards.
MM III-2
Temporary traffic control shall be provided during all phases of the construction to
improve traffic flow as deemed appropriate by local transportation agencies and/or
Caltrans. Construction activities shall be scheduled to direct traffic flow to off-peak
hours as much as practicable.
MM III-3
There shall be a limit of one wood-burning appliance per residence, and it shall be an
EPA Phase II certified appliance. Also, each residence shall be equipped with a nonwood-burning source of heat.

IV. BIOLOGICAL RESOURCES – Would the project:
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Environmental Issue

a. Have a substantial adverse effect,
either directly or through habitat
modifications, on any species identified
as a candidate, sensitive, or special status
species in local or regional plans, policies
or regulations, or by the California
Department of Fish & Game or U.S. Fish
& Wildlife Service?
b. Have a substantial adverse effect on
any riparian habitat or other sensitive
natural community identified in local or
regional plans, policies, and regulations
or by the California Department of Fish
and Wildlife or US Fish and Wildlife
Service??
c. Have a substantial adverse effect on
federally protected wetlands as defined
by Section 404 of the Clean Water Act
(including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct
removal,
filling,
hydrological
interruption, or other means?
d. Interfere substantially with the
movement of any native resident or
migratory fish or wildlife species or with
established native resident or migratory
wildlife corridors, or impede the use of
native wildlife nursery sites?
e. Conflict with any local policies or
ordinances
protecting
biological
resources, such as a tree preservation
policy or ordinance?
f. Conflict with the provisions of an
adopted Habitat Conservation Plan,
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Environmental Issue

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures

Natural Community Conservation Plan,
or other approved local, regional, or
state habitat conservation plan?
SETTING
The subject site is situated in a coniferous forest with one major ephemeral drainage
course bisecting the property from east to west, smaller two ephemeral drainages along
the southwest, and a small partial roadside ditch running adjacent to Road A. A small
seasonal wetland is located at a low point along the west portion of the property where
the drainages converge prior to flowing off-site or continuing on in an undeveloped
roadside ditch. As noted throughout, the site there is evidence throughout the site of
mine exploration and mining swales. (Source Biological Assessment, Costella
Environmental Consulting, November, 2016).)
DISCUSSIONItems IV. a, d. All vegetation was classified in the Biological Inventory (Costella, May 2010
and November, 2016), in accordance with the California Natural Diversity Data Base’s
Description of the Terrestrial Communities of California (CNDDB). A special status plant
species and special status wildlife survey was conducted throughout the project area.
Appendix D, Special Status Plant Species and Appendix D, Special Status Wildlife Species
of the Biological Inventory (Costella, May 2010) evaluated the potential occurrence of
these respective special status species on the site that are associated with the Nevada
City Quadrangle. It concluded that due to unsuitable habitat and other biological
factors that only two plant species evaluated had the potential to occur on site. All
others were found to not have potential habitat on site. While the two plant species,
Brandee’s Clarkia and Butte County fritillary, have the potential to occur, they were not
observed. The Biological Inventory reported that even though the site review was
conducted in April, 2010 and April, 2016, Brandegee’s Clarkia would have been
observed even without flowers as it is found in small colonies. It is common in chaparral
and cismontane woodlands and typically found in road cuts. The CNDDB search
revealed that there is one listed occurrence of Butte County fritillary within the Nevada
City quad. This species has marginal potential to occur on site. The Biological Inventory
reported that historical site disturbances have degraded this potential natural habitat.
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The field review by the biologist found no suitable habitat on the project site for
California Red-legged frog or the Foothill Yellow-legged frog, both of which are state
species of concern. The CRLF is a listed federal threatened species and the FYLF is a
Federal candidate for protection. Both have very low to no potential to be present on
site. Their habitat consists of aquatic habitat. To be considered CRLF habitat an area
must include two or more suitable breeding locations, a permanent water source,
associated uplands surroundings these water bodies up to 300 feet from the water’s
edge and connected by barrier free dispersal habitat that is at least 300 feet in width.
Within the project site there are no suitable aquatic features considering the drainages
only support season storm water. The FYLF is found in streams at low elevations.
Typical habitat is a fast moving waterway that declines substantially in mid-summer.
There are three occurrences of FYLF within the Nevada City quad. These occurrences
are approximately 7.5 air miles from the project site and are not within the same
watershed.
The potential does exist for impacts to raptors and other migratory birds which are
protected under the Migratory Bird Treaty Act and the Fish and Game Code of
California. During the April, 2016, site survey a female Cooper’s Hawk was observed
hunting onsite. This species is considered a breeding resident throughout most of the
wooded portion of California. Typically, dense stands of live oak, riparian deciduous, or
other forest habitats near water are used most frequently. Cooper’s Hawk breeds
March through August, with the peak activity in May through July. Regarding raptors,
the Biological Inventory recommends that any construction conducted during March
through September be accompanied with a raptor study to ensure that nesting raptors
are not disturbed by construction activities. Special protection for nesting raptors
includes pre-construction surveys between March 1 and August 1. These surveys should
be accomplished within seven (7) days prior to commencing grading activities including
the implementation of the RAW. If any raptor nests are found, a 500 foot initial
temporary nest disturbance buffer shall e established. Any tree to be removed as a
result of the project shall be removed during the non-breeding season. A mitigation
measure is included to ensure that these pre-project studies are conducted.
Items IV. b & c. The Biological Inventory (Costella, May, 2010 and November, 2016)
reported that there are three ephemeral drainages within the project area. The major
drainage (Peck’s Ravine) bisects the property flowing from east to west. This drainage
feature only carries water during storm events. During the April, 2010, and April, 2016,
field surveys there were no riparian/wetland vegetation present along the embankment
of the major drainage. Most of the embankment was observed to be either bare or
layered with forest “duff.” The two smaller ephemeral drainages occur on the west side
of the property. These two drainages occur where off-site culverts and a small
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detention pond convey storm water onto the site. Vegetation within these drainages
primarily consists of blackberry and emergent willows. The Biological Inventory also
reported that as designed, the proposed project would avoid the impacts to the main
drainage course (Peck’s Ravine), as well as the wetland.
Since construction activities may impact the other two drainages, the U. S. Army Corps
of Engineers (ACORE) must determine if the drainages are considered waters of the
United States. If so, either a Nationwide Permit or Individual Permit would be required.
Typically, a Nationwide Permit is required for less than one-half acre of impacts to
wetland habitats. The wetland, not including the associated drainages, is approximately
.02 acres in size. It is also possible that a stream alteration permit from the California
Department of Fish and Game would be required, as well for the Peck’s Ravine
ephemeral stream crossing between Lots 3 and 4.
The 2016 Biological Inventory reviewed the disposal site of the toxic mine wastes on
site that will be remediated through the RAW. During the site reconnaissance, the
consulting biologist walked the entire site to verify that there were no significant
habitats or any listed flora or fauna that could be impacted by the project or the RAW.
The report recommends that all sensitive biological features be properly identified and
protected with durable barriers to prevent construction encroachment for each phase
of development.
Item IV-e. The City of Nevada City has tree protection standards (Section 18.01.010, Tree
Preservation of the City Municipal Code) requiring protection and/or review of
individual “Protected” trees to be removed. Protected trees and their diameter at
breast height (DBH) include Fir ( 6 inches), Madrone (4 inches), Manzanita (4 inches),
Oak (4 inches), Ponderosa Pine (6 inches), (Sugar Pine (All) and all other trees (6 inches).
It is expected that in order to construct a multiple family development on the R3 site,
most trees will need to be removed. This was also recognized when the City rezoned
this property in 2010. Before a tree removal permit application can be approved, a
finding of removal must be demonstrated that it is necessary for a reasonable use of
the property.
The rezone of the “R3” property was sponsored by the City of Nevada City in order to
implement the 2009 Housing Element which called for the establishment of a high
density multiple family designation at 16 units per acre density. Due to the need to
accommodate higher density development on the new R3 zoned site, the City has
recognized that considerable tree removal is necessary to accommodate the intended
16 units per acre density on the 2-acre, R3 zoned site and trees to be saved will be
considered as part of the architectural review of the landscape plan. The overwhelming
public purpose being met by the projected tree removal is the development of a site
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that can provide higher density housing in conformance with State Housing Element
Law.
The following site development standards are included in the project rezoning:
1 A detailed landscape plan must be reviewed by the Planning Commission as part
of the “PD,” Planned Development combining zone on the R2-PD-SP zoned
property. Said plan shall include native trees and shrubs as the pre-dominant
plant type along Providence Mine Road and the perimeter of the project area.
Any ornamental trees and landscaping shall be utilized on the interior of the
project area.
2 The landscape plan to be reviewed by the Architectural Review Committee for
future development on the R3 zoned site shall predominantly incorporate native
trees, shrubs and ground covers. Preservation of existing “Protected” trees shall
only occur to the extent that said trees will not interfere with the ability to
achieve the maximum density on the R3 zoned site.
A more detailed analysis of tree removal impacts and recommended mitigation
measures is contained in Aesthetics, above.
Item IV- f. There are no local, regional or state habitat conservation plans adopted and
applicable to this property.
Mitigation MEASURES
MM IV-1. Prior to the issuance of a grading or building permit or RAW, the developer
shall obtain a stream alteration permit from the California Department Fish and
Wildlife. Alternatively, if a permit is not required a letter shall be obtained from CDF&W
to the City Planner stating that no streambed alteration permit is required for the
project,
Timing:

Prior to authorization for any on site work.

Responsibility:
Project applicant, biologist or designee and reviewed and
verified by the City Engineer and City Planner.
MM IV-2. Any construction conducted during March through September shall be
accompanied with a raptor study to ensure that nesting raptors are not disturbed by
construction activities. The study should be accomplished within seven (7) days prior
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to commencement of grading activities and any other site disturbance, including tree
removal, mine waste remediation associated with the RAW, etc. If work is to commence
during the breeding/nesting season within the temporary nest disturbance buffer area,
an on-site raptor specialist monitor shall be retained.
Timing:
Seven days prior to any on site disturbance. Should raptors be
found, a raptor specialist monitor shall be retained.
Responsibility:
Approved biologist shall conduct all raptor surveys. If nests
are found, a 500 foot initial temporary nest disturbance buffer shall be
established.
MM IV-3 Any trees containing nests that must be removed as a result of the project
shall be removed during the non-breeding season. Compensation may be required from
the California Department of Fish and Wildlife.
Timing:
February

Said trees may only be removed between October through

Responsibility:
Project applicant, and reviewed and approved by California
Department of Fish and Wildlife
MM IV-4 Prior to start of on-site work to implement the RAW, brush or tree clearing,
and site grading, all sensitive biological resources, including drainage, wetland areas and
trees to be saved, shall be properly marked with a secure barrier in the field.
Timing:

Prior to authorization for any on site work.

Responsibility:
Project applicant, biologist or designee and reviewed and
verified by City Engineer and City Planner.
MM IV-4 A licensed biologist shall orient all workers to any sensitive biological resources
on site in advance of any on-site construction (including the RAW), but after all sensitive
habitats and other biological resources including trees are properly protected with
fences, ribbons or flagging.
Timing:

Prior to any on site work.

Responsibility:

Verified by City Engineer or Planner.
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MM IV-5 Should the Peck’s Ravine crossing on site be needed in advance of the
implementation of the RAW, the stream crossing permit adnor Section 404 and 401
permits from ACORE and CVRWQCB shall be obtained prior to such on-site construction
activity.
Timing:

Prior to any on site work.

Responsibility:

Verified by City Engineer and City Planner.

Impact Conclusion: With the inclusion of mitigation measures IV-1, IV-2 and IV-3, along
with the, there would not be any significant impacts on biological resources.
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V. CULTURAL RESOURCES – Would the project:

Environmental Issue

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures

a. Substantially cause adverse change in
the significance of a historical resource
X
as defined in CEQA Guidelines, Section
15064.5?
b. Substantially cause adverse change in
the significance of an archaeological
X
resource pursuant to CEQA Guidelines,
Section 15064.5?
c. Directly or indirectly destroy a unique
paleontological resource or site or
X
unique geologic feature?
d. Disturb any human remains, including
those interred outside of formal
X
cemeteries?
SETTING
The property is located on and near the banks of Peck Ravine, which drains north towards
Deer Creek. Deer Creek is located approximately 1,500 feet northwest of the property.
Site elevations range from approximately 2,460 to 2,600 feet above mean sea level. The
southern portion of the site is relatively flat-lying, while other portions of the site slope
moderately to steeply towards Peck Ravine.
According to Lindgren (1896), the property is located on a narrow belt of Calaveras slate
bounded by diabase (to the southwest) and granodiorite (to the northeast). Clark (1993)
describes the geology as slate, schist and quartzite located between greenstone and
amphibolite to the southwest and granitic rocks to the northeast. Several gold-bearing
quartz veins are mapped near these geologic contacts, one of which strikes southeast
across the property and dips toward the northeast (Holdrege and Kull, Preliminary Soils
Report for Nevada City Tech Center Housing Area, July 26, 2010).
The site is located within the historic Nevada City gold mining district, on the southern edge
of the Champion group of mines. The site is located in an area of past soil disturbance due
to past mining activity, timber harvests, brush clearing and limited grading. A review of
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historical mining maps identified two inclined shafts at the site, as well as several spoils
piles. The irregular topography at the site is indicative of shallow placer mining as well as
surface expressions of underground hard rock mining. In addition to the near-surface
placer and hard rock workings, the property is underlain by deeper workings associated
with the Providence and Mountaineer mines.
Abandoned mine excavations identified at the property, including the Crosby Shaft, New
Shaft, and associated underground workings, were the subject of subsurface geotechnical
investigation (H&K; June 10 2014).
DISCUSSIONThe project will lead to the development of up to 59 single family residential units and 12
second dwelling units along with site grading as part of constructing residential
improvements which could uncover potentially significant resources. In addition the RAW
will result in removal of mine wastes from the southerly portion of the project area to the
northerly portion where they will be permanently deposited and sealed in an engineered
fill in the vicinity of the New Shaft.
Items V-a, b, c, d
According to the “Cultural Resources Investigation of the Champion Mine Property”
(Storm, 1978) the 1979 Champion Mine Planned Community EIR and the 1984 Thomson
Grass Valley EIR, there were no known archaeological or paleontological resources
located on the project site. Both of these EIR’s reflected a number of Native American
cultural and historic features on the larger project area (216 acres). Steps have been
previously taken to record and protect those resources. As specifically to this site, there
were a number of historic-era mining-related features in the form of waste rock piles,
glory holes, adits, shafts, reservoirs, ditches, etc. identified on the subject project site.
None of the “mining” sites were deemed to be significant or otherwise meet the criteria
for listing. See additional detailed identification of these sites below by Holdrege and
Kull. In addition, the Genesis Society (November 15, 2013) provided an updated cultural
and archaeological resources.
These EIRs and the Genesis Society update also identified mining activities on the
subject site that by themselves do not appear to be historically significant. There are
three reported mining related features on this 12.9 acre parcel. The first includes the
New Shaft in the northern are of the site; the second includes stoping land disturbance
in the central part of the site and the third includes the Crosby Shaft and related stoping
along the eastern property line within the prominent seasonal drainage facility. The
Holdrege and Kull Preliminary Soils Report includes the most comprehensive
description of these three mining features. The Champion Trails Planned Community
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EIR also described more complex and intensive mining features on the balance of the
216-acre site. The Providence Mine was a hard rock mine in the Deer Creek Canyon,
which has been protected as part of the Deer Creek Environs below the Rough and
Ready Ditch. The three mining features on the subject site by themselves do not
possess historical significance. In the larger context with the Providence Mine, these
features are clearly of secondary importance. There were also some hydraulic mining
activities evidenced on site and in the general area.
Holdrege and Kull (H&K) from Nevada City was retained to conduct soils and geologic
investigation of the subject site. This review also considered historic mining on the
project site and surrounding area. The historical sources H&K reviewed depicted
approximately 40 historic mines or mine claims located within approximately one-half
mile of the site. The mine claims included the Champion Group mines (Bayard Taylor,
Deer Creek/Cadmus, Merrifield/Nevada Gold Quartz, Nevada City, New Years, North
Home, East Home, South Home, Phillips, Providence, Ural and Wyoming), Mountaineer
Mine Company claims (including the Dodo, Live Yankee, Perseverance, Fortuna,
Summit, Mountaineer and Orleans), Aurora Star, Bodie Creek, California Consolidated,
Reward, Emma, General Grant Placer, Germany, Layton Placer, Luetje/Schwartz claim,
McCauley Placer/Quartz, Mohigan (Mohican), Muller, Peck, Plumas Nevada, Queen Lil’,
Red Hill Prospect, Shanghai Placer, Thomas and Walrath.
Sean Michael Jensen, M.A. of the Genesis Society letter report dated November 15,
2013 updates and confirms the earlier findings provide by Storm (1978 that there are
no significant cultural or historic resource features on site. Those studies both
recognize numerous sites during the site surveys that are primarily historic era mining
related features including waste rock piles, glory holes, adits, shafts, reservoirs, ditches,
etc. There are two sites referenced as E-11 (Crosby Shaft) and E-29 (larger test pits) that
are described as a mine dump and mine test holes. Storm represents that these two
sites represent either preliminary exploration for ore, or the byproduct of mining. There
was a total of 34 sites identified by Storm. None of them qualified for inclusion into the
National Register of Historic Places and neither represents a significant historical
resource or unique archeological resource per the California Environmental Quality Act.
Jensen observed that there were no prehistoric or historic era resources observed
within the project area during the recent survey. He further reports that no further
treatment or consideration is warranted for the present and no historic
properties/significant historical resource/unique archaeological resources will be
affected by the project.
In a comment letter (February 8, 2016) from the Miwok and Maidu United Auburn
Indian Community of the Auburn Rancheria, Gene Whitehorse, Chairman, states that it
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is concerned about development within its aboriginal territory that has potential to
impact the life ways, cultural sites and landscapes that may be of sacred or ceremonial
significance. In prior negotiations (See November 7, 2014 letter) with Don Ryberg,
Chairman, Tsi-Akim Maidu, the applicant has agreed to provide a replica Native
American bark house on the adjoining lands owned by Nevada City Tech Center, LLC.
The November 7, 2014, letter documents the agreement reached and, as such, has
become part of the project description. While this agreement would not fulfill or
otherwise mitigate an identified significant impact, the agreement is included as a
mitigation measure. The Standard conditions addressing the discovery of cultural and
archaeological features are included as Mitigation Measures.
Mitigation Measures—
MM V-1
a. If any archaeological artifacts, exotic rock (non-native), or unusual amounts of shell or
bone are uncovered during any on-site construction activities, all work must stop
immediately in the area and a Society of Professional Archaeologist shall be retained
to evaluate the deposit. The City Planner and tribal leaders of the NAIC shall be
contacted for review of the uncovered resource.
b. If the discovery consists of human remains, the Nevada County Coroner, tribal leaders
of the NAIC and/or Native American Heritage Commission shall be contacted. Work in
the area may only proceed after authorization is granted by the City Planner. A note
to this effect shall be provided on the Improvement Plans for the project.
c. Following a review of the new find and consultation with appropriate experts, if
necessary, the authority to proceed may be accompanied by the addition of
development requirements by a qualified archaeologist in cooperation with the NAIC
which provide protection of the site necessary to address the unique or sensitive
nature of the site.
d. Adhere to the November 7, 2014, agreement with Tsi-Akim Maidu to construct a
replica Native American bark house on the adjoining lands of Nevada Tech Center using
tribal labor.
Timing:
Statement shall be provided on the grading and
improvement plans and be included in the RAW implementation documents
on-site construction documents. Al such plans shall be on-site at all times
during construction.
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Responsibility:
Required statements to be verified by City Engineer or
Planner. On-site grading contractor shall make all construction workers aware
of the cultural requirements Items M V-1, a through c)
Impact Conclusion: With the inclusion of mitigation measures V-1. a-d, tentative
subdivision map, Conditional Use Permit to establish the planned development and on site
construction to implement the RAW, there would not be a significant impact on cultural
resources.
VI. GEOLOGY & SOILS – Would the project:

Environmental Issue

a. Result in exposure to or production of
unstable earth conditions such as
landslides, earthquakes, liquefaction, soil
creep, mudslides, ground failure
(including expansive, compressible,
collapsible soils), or similar hazards?
b. Result in disruption, displacement,
compaction, or over-covering of the soil
by cuts, fills, or extensive grading?
c. Be located on a geologic unit or soil
that is unstable, or that would become
unstable as a result of the project, and
potentially result in on- or off-site
landslide, lateral spreading, subsidence,
liquefaction or collapse?
d. Have soils incapable of adequately
supporting the use of septic tanks or
alternative wastewater disposal systems
where sewers are not available for the
disposal of wastewater?
e. Result in any increase in wind or
water erosion of soils, on or off the site?
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f. Changes in siltation, deposition or
erosion, which may modify the channel
X
of a river, or stream, or the bed any bay,
inlet or lake?
g. Result in excessive grading on slopes
X
of over 30 percent?
SETTING
The property is located on and near the banks of Peck Ravine, which drains north towards
Deer Creek. Deer Creek is located approximately 1,500 feet northwest of the property.
Site elevations range from approximately 2,460 to 2,600 feet above mean sea level. The
southern portion of the site is relatively flat-lying, while other portions of the site slope
moderately to steeply towards Peck Ravine.
According to Lindgren (1896), the property is located on a narrow belt of Calaveras slate
bounded by diabase (to the southwest) and granodiorite (to the northeast). Clark (1993)
describes the geology as slate, schist and quartzite located between greenstone and
amphibolite to the southwest and granitic rocks to the northeast. Several gold-bearing
quartz veins are mapped near these geologic contacts, one of which strikes southeast
across the property and dips toward the northeast (Holdrege and Kull, Preliminary Soils
Report for Nevada City Tech Center Housing Area, July 26, 2010).
As pointed out in the Preliminary Soils Report, the site is located within the historic Nevada
City gold mining district, on the southern edge of the Champion group of mines. The site is
located in an area of past soil disturbance due to past mining activity, timber harvests,
brush clearing and limited grading. A review of historical mining maps identified two
inclined shafts at the site, as well as several spoils piles. The irregular topography at the
site is indicative of shallow placer mining as well as surface expressions of underground
hard rock mining. In addition to the near-surface placer and hard rock workings, the
property is underlain by deeper workings associated with the Providence and Mountaineer
mines.
Abandoned mine excavations identified at the property, including the Crosby Shaft, New
Shaft, and associated underground workings, were the subject of subsurface geotechnical
investigation (H&K; June 10 2014). Geotechnical conditions associated with the abandoned
mine features have been addressed in several geotechnical reportS. Geotechnical
engineering recommendations pertaining to the hazardous waste clean-up of heavy metals
from historic mine features are presented in H&K’s Draft Final Removal Action Work Plan
for the Grove at Nevada City (September 21, 2015). The details of the clean-up actions are
reviewed and evaluated in Section VIII, Hazards and Hazardous Materials.
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DISCUSSION
Items VI a and c. (The majority of this section constitutes excerpts from the various
geotechnical and soils reports prepared by H&K for the project and RAW.)
The preliminary soils analysis, the Updated Geotechnical Engineering Report (June 10,
2014) and the later Draft Final Removal Action Work Plan all identified the presence of
abandoned mineshafts on the subject property. The primary concern addressed in the
geotechnical reports regarding the project site is the potential hazard associated with
historical mining excavations within or adjacent to areas of proposed residential
development. Three mine shaft features have been identified on site. The “New Shaft”
is located in the northern portion of the project area and the “Crosby Shaft” and
“Williams Shaft” are located in the southern portion. All three shafts reportedly dip to
the northeast and are accompanied with underground workings. Historic records also
indicate that there may have been underground tunnels that connect these shafts. Four
spoils piles are associated with these shafts. Stoping from the tunnel level appears to
have been associated with each mine shaft, as well. Stoping is generally described as
excavation upwards from tunnel level along a vein, and may present geotechnical
concerns when it is located near the ground surface or in weak materials. An additional
site in the central portion of the project area appeared to be used for stoping only. All
of these site features would present possible hazards or constraints for residential
development. Historic mining maps also indicated that deeper workings are in the
vicinity of the subject project area. If mining features are located near proposed
development areas, the features should be physically closed in accordance with
recommendations developed as part of a design-level geotechnical investigation.
The presence of historical mining excavations presents hazards associated with the
settlement of inadequately backfilled depressions and collapse of subsurface
excavations. The shafts are located in proximity to townhouses and condominium units
in the southerly portion of the property.
Shallow mining excavations are typically excavated to reveal the underlying, competent
native soil and rock, and then backfilled with engineered fill. Mine spoils are generally
unsuitable to support structural improvements, and must be reworked if they are to be
incorporated into the site development. Deeper mining excavations are commonly
plugged with concrete or foam in accordance with an engineered plan and under the
oversight of the local building department. The presence of historical mining
excavations presents hazards associated with the settlement of poorly backfilled
depressions and collapse of subsurface excavations. While the surface depressions
appear to be mitigatable by over-excavation during site preparation and grading, the
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presence of the historical Crosby Shaft and New Shaft warrants additional steps to
reduce the hazard of differential settlement, ground subsidence and subsurface
collapse associated with these deeper excavations.
The preliminary soils report in 2010 divided the site into three areas for analysis
purposes. These three areas are discussed below.
AREA R1
The “New Shaft” was identified near the northwestern boundary of area R1. The mine
shaft is believed to dip to the northwest below area R1, as shown approximately on
Figure 5 of the preliminary soils report. The shaded areas on Figure 5 indicate
excavation along the vein (stoping) extending up from tunnel level near the ground
surface immediately northwest and southeast of the shaft portal location. Stoping is
also depicted on Figure 5 near the southern end of area R1. This site will not be used
for residential development and will be set aside as an open space parcel to
accommodate an engineered fill to contain mine wastes which will be excavated from
the Crosby and Williams Shaft sites and deposited at the this site.
The suspected location of the New Shaft coincides with an area of irregular topography
near the western boundary of the project site, generally downslope of the
northernmost proposed residential lot (Lot 11). The reported orientation of the shaft
indicates that the historical excavation extends beneath the northern portion of
proposed Lot 11, in the vicinity of the proposed sewer lift station.
Seepage may be encountered during grading, particularly in deeper excavations made
during site preparation. Seepage may be encountered if grading is performed during or
immediately after the rainy season. In addition, perched groundwater may be
encountered on low permeability soil or weathered rock layers even during the summer
months, particularly in areas which were previously subject to landscape irrigation and
at excavation locations near existing seasonal drainage swale in the southern and
western portions of the project site. If subsurface seepage or groundwater conditions
are encountered which prevent or restrict fill placement or construction of the
proposed improvements, sub-drains may be necessary. If groundwater or saturated soil
conditions are encountered during grading, we should be retained to observe the
conditions and provide site specific subsurface drainage recommendations.
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AREA R2
As depicted approximately on Figure 2 of the Draft Final Removal Action Work Plan, the
“Crosby Shaft” portal and the “Williams Shaft complex” is located near the northern
portion of area R2. Future development in the vicinity of the shaft and associated nearsurface stoping include engineered mitigation measures.
The Crosby Shaft is likely located in an area of proposed residential development. Prior
to the identification of probable shaft locations by KPFF, the Crosby Shaft was thought
to possibly be located in an area of irregular surface topography to the east of a
significant stockpile in the vicinity of proposed Lots 16 and 17. However, trenching in
this area performed during the 2010 investigation revealed shallow surface soil
disturbed by past clearing and grading underlain by weathered rock at relatively
shallow depth. No subsurface tunnel or shaft was found. It is possible that the former
shaft excavation has been obscured by past grading and fill placement in this area, or
that the shaft is located elsewhere, as indicated in recent mapping by KPFF. Based on
the observations made during the geotechnical investigation the entrance to the
Crosby Shaft is likely located immediately adjacent to or within the existing drainage
channel, in an area that is relatively inaccessible to conventional excavation equipment
without tree removal.
AREA R3
A second Williams Shaft location is located in the R3 area. In addition placer mining has
altered the ground surface throughout much of area R3, and several apparently shallow
mining excavations are present.
The conclusions reached by H&K in the Updated Geotechnical Engineering Report is that
development is generally feasible from a geotechnical standpoint, provided that
abandoned mine features are characterized as part of a design level geotechnical
engineering investigation, and mitigation measures are developed for structure support
and potential physical hazards. These findings are based on subsurface conditions in
the area.
The primary concern regarding the project site, however is the potential hazard
associated with historical mining excavations within or adjacent to areas of proposed
residential development. The presence of historical mining excavations presents
hazards associated with the settlement of poorly backfilled depressions and collapse of
subsurface excavations. While the surface depressions investigated during the study
appear to be mitigatable by over-excavation during site preparation and grading, the
presence of the historical Crosby Shaft and New Shaft warrants additional steps to
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reduce the hazard of differential settlement, ground subsidence and subsurface
collapse associated with these deeper excavations. These shafts may be located within
or adjacent to areas of proposed residential development, therefore special attention
is required to insure that buildings will be placed on stable engineered fills.
H&K’s primary geotechnical concern is the presence of disturbed surface soils and the
presence of abandoned historical excavations associated with past mining. Shallow
mining excavations are typically excavated to reveal the underlying, competent native
soil and rock, and then backfilled with engineered fill. Mine spoils are generally
unsuitable to support structural improvements, and must be reworked if they are to be
incorporated into the site development. Deeper mining excavations are commonly
plugged with concrete or foam in accordance with an engineered plan and under the
oversight of the local building department.
Provided that the grading for the project is performed in accordance with the
recommendations presented in the various geotechnical and soil reports, the site will
be suitable for the use of conventional perimeter foundations, isolated interior footings,
and interior slabs-on-grade.
Specific geotechnical/grading recommendations are included as Mitigation Measures
to address and prepare the site to support residential development. Additional
mitigation measures are included in Hazards and Hazardous Materials to address the
removal of hazardous/toxic soils.
The Updated Geotechnical report recommended that seismic design criteria based on
ASCE 7-10, the 2013 California Building Code and the United States Geological Survey
(USGS), Java Ground Motion Parameter Calculator, Earthquake Ground Motion Tools,
Version 5.1.0, be followed as seismic design parameters.
Item IV.b, e, f Due to the nature of the future development on the R3 site in particular, it
is expected that considerable site disturbance will result. This disturbance can impact
the major on-site seasonal stream. The mitigation measures below include best
management grading, drainage, site stabilization and erosion control measures that will
be included in the grading and site improvement plans. These measures should result
in the mitigation of these impacts below significant levels.
Item IV d, g Septic tanks will not be used and there are no slopes in excess of 30 percent
that will be encroached upon. .
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Mitigation Measures— The following geotechnical engineering recommendations are
based on geotechnical field observations, the results of laboratory testing, engineering
analysis, and H&K’s experience in the area. H&K should be retained to review all project
changes and prepare written responses with regards to their impacts the conclusions and
recommendations contained in the various geotechnical and soil reports prepared for the
project.
MM VI-1—Shaft Mitigation
1. All excavation be performed following the removal of trees and surface vegetation at
the site as a part of site preparation. The excavations will be observed by
representatives of Holdrege & Kull to document shaft dimensions and orientation and
also to allow observation of the adjacent subsurface soil and rock conditions.
2. Physical closure of the shafts, if necessary depending on their location relative to the
proposed improvements, would then be performed based on the recommendations of
the project geotechnical engineer with regard to the subsurface conditions
encountered. Typically, the closure would include over excavation to remove loose or
accumulated soil near the shaft entrance and potentially unstable materials, and the
placement of compacted backfill to restore surface grades. In some cases, it may be
appropriate to utilize grout or concrete to close a shaft, depending on the subsurface
conditions encountered.
3. Backfill placed within proposed lots would be considered structural fill, with the intent
of supporting future improvements. If over-excavation is limited due to the presence of
drainage swales, steep topography, or other restrictions, it is possible that the
mitigation measures may be expanded to include the use of alternative foundation
systems such deepened pier-and-grade-beams or mat foundations to further reduce
the hazards associated with future differential settlement or subsidence to the
proposed structures.
Timing:
MM VI-1 shall be included on the final grading and
improvement plans.
Responsibility:
Project Engineer and reviewed and verified by
project geo-technical engineer prior to review by City engineer
MM VI-2—Grading Mitigation—Clearing and Grubbing
1. Strip and remove debris from clearing operations and the top 3 to 6 inches of soil
containing shallow vegetation, landscaped materials, roots and other deleterious
materials. Organic topsoil can be stockpiled onsite and used in landscape areas but is
not suitable for use as fill. The project geotechnical engineer should approve any
proposed use of the spoil generated from stripping prior to placement.
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2. Over excavate any relatively loose debris and soil that is encountered in existing surface
depressions, our previous exploratory trenches or any other onsite excavations to
underlying, competent material. Possible excavations include exploratory trenches
excavated by others, prospect pits, mantles or soil test pits, and holes resulting from
tree stump or boulder removal.
3. Loose or untested fill encountered during site development should be over excavated
as necessary to reveal competent native soil or weathered rock a minimum of 5 feet
beyond the areas of proposed structural improvements. To accomplish this, we
recommend that a representative of Holdrege & Kull be notified to visit the site during
the initial stages of clearing and site preparation in order to observe the subsurface
conditions revealed and delineate the extent of existing fill within areas of proposed
improvements.
4. Rocks greater than 8 inches in greatest dimension (oversized rock) shall be removed
from native soil by scarifying to a depth of 12 inches below finish grade or to resistant,
competent rock in areas to support pavement, slabs-on-grade or other flatwork.
Oversized rock may be used in landscape areas, rock landscape walls, or removed from
the site. Oversized rock can be stockpiled onsite and used to construct fills, but must be
placed at or near the bottom of deep fills and must be placed in windrows to avoid
nesting. To avoid conflict with future utility or foundation excavations, no oversized
rock should be placed in the upper 3 feet of any structural fill. The project geotechnical
engineer should approve the use of oversized rock prior to constructing fill.
5. Fine grained, potentially expansive soil, as determined by H&K, that is encountered
within proposed building footprints or paved areas during grading should be mixed with
granular soil, or over-excavated and stockpiled for removal from the project site or for
later use in landscape areas. A typical mixing ratio for granular to expansive soil is 4 to
1. The actual mixing ratio should be determined by H&K.
6. Vegetation, deleterious materials, structural debris, and oversized rocks not used in
landscape areas, drainage channels, or other non-structural uses should be removed
from the site.
Timing: MM VI-2 shall be included on the grading and improvement plan. All
on site excavation shall be under the supervision of the licensed geotechnical
engineer.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer
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MM VI-3—Cut Slope Grading
1. All cut slopes in native soil at the site be graded no steeper than 2:1, horizontal to
vertical, to a maximum height of approximately 20 feet. Steeper cut slopes may be
feasible, depending on the soil/rock conditions encountered and should be reviewed
on a case-by-case basis. The upper two feet of all cut slopes should be “rolled” or graded
to conform to the native slope gradients to reduce sloughing and erosion of looser
surface soil.
2. Temporary cut slopes may be constructed to facilitate retaining wall construction.
Subsurface conditions should be favorable for construction of temporary cut slopes no
steeper than ½:1, H:V, for a maximum height of approximately 8 feet. To reduce the
likelihood of sloughing or failure, temporary cut slopes should not remain over the
winter.
3. A representative of H&K must observe temporary cut slopes steeper than 2:1, H:V,
during grading to confirm the soil and rock conditions encountered. Work personnel
should not be allowed between the cut slope and the proposed retaining structure,
form work, grading equipment, or parked vehicles during construction, unless the
stability of the slope has been reviewed by H&K or the slope has been confirmed to
meet OSHA excavation standards.
Timing: MM VI-3 shall be included on the grading and improvement plan. All on
site excavation shall be under the supervision of the licensed geotechnical
engineer.
Responsibility: Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the field
by H&K or another authorized geotechnical engineer. The geotechnical engineer
shall report on grading activities to the City Engineer
MM VI-4— Soil Preparation for Fill Placement
1. Surface soil should be scarified to a minimum depth of 8 inches below the existing
ground surface, or to resistant rock, whichever is shallower. Following scarification, the
soil should be uniformly moisture conditioned to within approximately 3 percentage
points of the ASTM D1557 optimum moisture content.
2. The scarified and moisture conditioned soil should then be compacted to achieve a
minimum relative compaction of 90 percent based on ASTM D1557 maximum dry
density. The moisture content, density, and relative percent compaction should be
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verified by a representative of H&K. The earthwork contractor should assist our
representative by excavating test pads with onsite earth moving equipment.
3. Where fill placement is proposed on native slopes steeper than approximately 5:1, H:V,
a base key and routine benches must be provided. Unless otherwise recommended by
the project geotechnical engineer, the base key should be excavated at the toe of the
fill a minimum of 2 feet into competent stratum or to resistant weathered rock, as
determined by a representative of H&K during construction observation. The bottom of
the base key should be sloped slightly into the hillside at an approximate gradient of 5
percent or greater.
4. The fill must be benched into existing side slopes as fill placement progresses. Benching
must extend through loose surface soil into firm material, and at intervals such that no
loose surface soil is beneath the fill. As a minimum, a horizontal bench should be
excavated every 5 vertical feet or as determined by a representative of H&K.
Timing: MM VI-4 shall be included on the grading and improvement plan. All
on site excavation shall be under the supervision of the licensed geotechnical
engineer.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the
field by H&K or another authorized geotechnical engineer. Geotechnical
engineer shall report on grading activities to the City Engineer.
MM VI-5—Differential Fill Depth
1. Site grading should be performed so that cut-fill transition lines do not occur directly
beneath any structures. The cut portion of the cut-fill building pads, if proposed, should
be scarified to a minimum depth of 8 inches, and re-compacted to 95 percent relative
compaction.
2. Differential fill depths beneath structures should not exceed 5 feet. For example, if the
maximum fill depth is 8 feet across a building pad, the minimum fill depth beneath that
pad should not be less than 3 feet. If a cut-fill building pad is used in this example, the
cut portion would need to be over-excavated 3 feet and rebuilt with compacted fill.
Timing: MM VI-5 shall be included on the grading and improvement plan. All on
site excavation shall be under the supervision of the licensed geotechnical
engineer.
Responsibility: Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the field
Initial Study & Checklist

53 of 106

The Grove
Initial Study & Checklist continued

by H&K or other authorized geotechnical engineer. Geotechnical engineer shall
report on grading activities to the City Engineer.
MM VI-6—Seismic Design Parameters
1. Utilize the seismic design criteria based on ASCE 7-10, the 2013 California Building Code
and the United States Geological Survey (USGS), Java Ground Motion Parameter
Calculator, Earthquake Ground Motion Tools, Version 5.1.0, be followed as seismic
design parameters based on Section 5.3 of the June 14, 2014, Updated Geotechnical
Engineering Report.
Timing: MM VI-6 shall be included in the building permit plan documents. All on
site excavation shall be under the supervision of the licensed geotechnical
engineer.
Responsibility: Project Architect and checked by City for compliance.
MM VI-7— Fill Slope Grading
1. Permanent fill slopes created onsite should be no steeper than 2:1, H:V. H&K should
review fill slope configurations greater than approximately 12 feet in height, if
proposed, prior to fill placement.
2. Compaction and fill slope grading must be confirmed by H&K in the field. Steeper fill
slopes may be feasible with the use of geotextile reinforcement and/or rock facing. We
can provide reinforced or buttressed fill slope design for the project, if requested.
3. Slopes should be constructed by overbuilding the slope face and then cutting it back to
the design slope gradient. Fill slopes should not be constructed or extended horizontally
by placing soil on an existing slope face and/or compacted by track walking.
Timing: MM VI-7 shall be included on the grading and improvement plan. All on
site excavation shall be under the supervision of the licensed geotechnical
engineer.
Responsibility: Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the field
by H&K or another authorized geotechnical engineer. Geotechnical engineer
shall report on grading activities to the City Engineer.
MM VI-8—Erosion Controls
1. Prior to commencement of site work, fiber rolls should be installed down slope of the
proposed area of disturbance to reduce migration of sediment from the site. Fiber rolls
on slopes are intended to reduce sediment discharge from disturbed areas, reduce the
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velocity of water flow, and aid in the overall revegetation of slopes. The fiber rolls
should remain in place until construction activity is complete and vegetation becomes
established.
2. All soil exposed in slope faces should be hydroseeded or hand seeded/strawed with an
appropriate seed mixture compatible with the soil and climate conditions of the site as
recommended by the local Resource Conservation District.
3. Following seeding, jute netting or erosion control blankets should be placed and
secured over the slopes steeper than 2:1, H.V.
4. Surface water drainage ditches should be established as necessary to intercept and
redirect concentrated surface water away from cut and fill slope faces. Under no
circumstances should concentrated surface water be directed over slope faces. The
intercepted water should be discharged into natural drainage courses or into other
collection and disposal structures.
Timing: MM VI-8 shall be included on the grading and improvement plan. All
on site excavation shall be under the supervision of the licensed geotechnical
engineer.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the
field by H&K or another authorized geotechnical engineer. Geotechnical
engineer shall report on grading activities to the City Engineer.
MM VI-9—Underground Utility Trenches
1. The California Occupational Safety and Health Administration (OSHA) requires all utility
trenches deeper than 4 feet be shored with bracing equipment prior to being entered
by any individuals, whether or not they are associated with the project.
2. If utility trenches are excavated during the winter or spring, the earthwork contractor
may need to employ dewatering methods as discussed in the Construction Dewatering
Section (MM VI-9) to excavate, place and compact the trench backfill materials.
3. Trench backfill used within the bedding zone and shading zone portion of the trench
should consist of ¾-inch minus crushed rock or a similar, predominantly granular
material approved by the engineer.
4. Soil used as trench backfill should consist of non-expansive soil with a PI of less than or
equal to 15 (based on ASTM D4318) and should not contain rocks greater than 3 inches
in greatest dimension.
5. Soil used to construct trench backfill should be uniformly moisture conditioned to
within 3 percentage points of the ASTM D1557 optimum moisture content.
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6. Trench backfill should be constructed by placing uniformly moisture conditioned soil in
maximum 12-inch-thick loose lifts (layers) prior to compacting.
7. Trench backfill placed in the pipe bedding zone (beneath the utilities) should be
compacted to a minimum relative compaction of 95 percent of the ASTM D1557
maximum dry density.
8. Granular trench backfill placed within the pipe shading zone (above the bedding zone
and to a height of one pipe radius above the pipe spring line) and transition zone (to
one foot over the crown of the pipe) should be compacted to a minimum relative
compaction of 90 percent of the ASTM D1557 maximum dry density.
9. Soil backfill should be compacted to a minimum relative compaction of 90 percent of
the ASTM D1557 maximum dry density. Trench backfill placed within the upper 12
inches of finished subgrade in paved areas should be compacted to a minimum relative
compaction of 95 percent of the ASTM D1557 maximum dry density.
10.The loose lift thickness, moisture, density and relative compaction of the trench backfill
soil should be verified by a representative of H&K.
11.Construction quality assurance tests should be performed at a frequency determined
by the project geotechnical engineer.
Timing: MM VI-9 shall be included on the grading and improvement plans. All
on site excavation shall be under the supervision of the licensed geotechnical
engineer.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the
field by H&K or another authorized geotechnical engineer. Geotechnical
engineer shall report on grading activities to the City Engineer.
MM VI-10—Construction Dewatering
1. If subsurface seepage or groundwater conditions are encountered which prevent or
restrict fill placement or construction of the proposed improvements, subdrains may be
necessary.
2. If groundwater or saturated soil conditions are encountered during grading, H&K should
be retained to observe the conditions and provide site specific subsurface drainage
recommendations.
Timing: MM VI-10 shall be included on the grading and improvement plans.
All on site excavation shall be under the supervision of the licensed
geotechnical engineer.
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Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the
field by H&K or another authorized geotechnical engineer. Geotechnical
engineer shall report on grading activities to the City Engineer.
MM VI-11—Soil Corrosion Potential
1. If alternative or new construction methods or materials are being proposed, the
selected materials shall be evaluated by a corrosion engineer for compatibility with the
onsite soil and groundwater conditions.
Timing: MM VI-11 shall be included on the grading and improvement plans.
All on site excavation and related construction shall be under the supervision
of the licensed geotechnical engineer.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the
field by H&K or another authorized geotechnical engineer. Geotechnical
engineer shall report on grading activities to the City Engineer.
MM VI-12—Surface Water Drainage
1.
Slope final grades in structural areas so that surface water drains away from building
pad finish sub-grade at a minimum 4 percent slope for a minimum distance of 10
feet.
2.
To reduce surface water infiltration, compact and slope all soil placed adjacent to
building foundations such that water is not allowed to pond. Backfill should be free
of deleterious materials.
3.
Direct downspouts to positive drainage or a closed collector pipe that discharges
flow to positive drainage.
4.
Construct V-ditches at the top of cut and fill slopes where necessary to reduce
concentrated surface water flow over slope faces. Typically, V-ditches should be 3
feet wide and at least 6 inches deep. Surface water collected in V-ditches should be
directed away and downslope from proposed building pads and driveways into a
drainage channel.
Timing: MM VI-12 a through d shall be included on the grading and
improvement plans and carried forward to the building permit.
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Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. Geotechnical engineer
shall report on grading activities to the City Engineer.
MM VI-13—Foundations
1.
Footings for the proposed residential structures shall be a minimum of 12 inches
wide and deepened as necessary to extend through any loose surface material and
provide a minimum embedment of 12 inches into the underlying competent native
soil, weathered rock, or compacted and tested fill as confirmed in the field by H&K.
Footings for two-story structures, if proposed, should be a minimum of 15 inches
wide and trenched a minimum of 18 inches into competent native soil, weathered
rock or compacted fill. If clay is encountered at the base of footing excavations, the
footing should be deepened through the clay lens into underlying granular material
or weathered rock, as determined in the field by H&K.
2. The base of the footing excavation should be approximately level. Because of the
sloping nature of the site, it may be necessary to step the base of the footing
excavation as necessary to maintain a slope of less than 10 percent at the base of
the footing.
3.
Footing trenches should be cleaned of all loose soil and construction debris prior to
placing concrete. A representative from H&K should observe the footing excavations
prior to concrete placement.
4.
As a minimum, the footings should be designed with two No. 4 rebar reinforcement,
one near the top of the footing and one near the bottom. A minimum of 3 inches of
concrete coverage should surround the bars.
5.
Footing excavations should be saturated prior to placing concrete to reduce the risk
of problems caused by wicking of moisture from curing concrete. However, concrete
should not be placed through standing water in the footing excavations.
6.
In an effort to reduce the likelihood of settlement-induced distress to the proposed
structures, we recommend that strip and isolated footings with a minimum
embedment depth of 12 inches into the underlying, severely weathered rock be
sized for an allowable bearing pressure of 2,000 psf for dead plus live loads. This
value can be increased by 500 psf for each additional foot of embedment up to a
limiting value of 3,000 psf. Allowable bearing may be increased by 33 percent for
additional transient loading, such as wind or seismic loads.
7.
A triangularly-distributed lateral resistance (passive soil resistance) of 275d psf,
where d is footing depth, may be used for footings. This value may be increased by
33 percent for wind and seismic. As an alternate to the passive soil resistance
described above, a coefficient of friction for resistance to sliding of 0.35 may be used.
8.
Total settlement of individual foundations will vary depending on the plan
dimensions of the foundation and actual structural loading. Based on anticipated
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foundation dimensions and loads, we estimate that total postconstruction
settlement of footings designed and constructed in accordance with our
recommendations will be on the order of one-half inch. Differential settlement
between similarly loaded, adjacent footings is expected to be less than one-quarter
inch, provided footings are founded on similar materials (e.g., all on structural fill,
native soil or rock). Differential settlement between adjacent footings founded on
dissimilar materials (e.g., one footing on soil and an adjacent footing on rock) may
approach the maximum anticipated total settlement. Settlement of foundations is
expected to occur rapidly and should be essentially complete shortly after initial
application of loads.
Timing: MM VI-13 shall be included on the grading and improvement plans
and carried forward to the building permit as minimum construction notes.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. Geotechnical engineer
shall report on grading activities to the City Engineer.
MM VI-14—Slabs-on-Grade
The project structural engineer should design slabs-on-grade with regard to the anticipated
loading. H&K can provide project specific slab-on-grade design for the proposed
improvements once anticipated loading and serviceability criteria have been established.
1.
The slab-on-grade should be a minimum of 4 inches thick. If floor loads higher than
250 psf or intermittent live loads are anticipated, a structural engineer should
determine the slab thickness and steel reinforcing schedule.
2.
The sub-grade soil around the slab-on-grade should be sloped away from the
proposed slab sub-grade a minimum of 4 percent for a distance of 10 feet as
discussed in the Surface Water Drainage section of this report. A representative from
H&K should observe pad and sub-grade elevations prior to forming the slab footings.
3.
As a minimum, No. 3 rebar on 24-inch centers or flat sheets of 6’ x 6’, W4.0 x W4.0
welded wire mesh (WWM) should be used as slab reinforcement. All rebar and
sheets of WWM should be placed in the center of the slab and supported on
concrete "dobies".
4.
Prior to placing the vapor retarder and concrete, slab sub-grade soil must be
moisture conditioned by the application of water to between 75 and 90 percent
saturation to a depth of 24 inches. Moisture conditioning should be performed for a
minimum of 24 hours prior to concrete placement. Clayey soil may take up to 72
hours to reach this required degree of saturation. If the soil is not moisture
conditioned prior to placing concrete, moisture will be wicked out of the concrete,
Initial Study & Checklist

59 of 106

The Grove
Initial Study & Checklist continued

5.

6.
7.

8.

9.
10.
11.

12.

possibly contributing to shrinkage cracks. To facilitate slab-on-grade construction,
the slab sub-grade soil shall be moisture conditioned following rock placement.
Following moisture conditioning, the vapor retarder should be placed.
Slabs should be underlain by 4 inches of washed rock. The rock should be uniformly
graded so that 100% passes the 1-inch sieve, with 0% to 5% passing the No. 4 sieve.
Following rock placement, the sub-grade soil should be moisture conditioned for 24
hours. The rock should then be overlain by a vapor retarder at least 15 mils thick. All
penetrations through the vapor retarder should be taped or sealed to reduce vapor.
Laps in the vapor retarder should be taped. If requested, H&K can provide
observation of the vapor retarder prior to placing concrete. The vapor retarder may
be omitted in areas that do not have moisture sensitive floor coverings (i.e., exterior
parking areas).
A waterproofing consultant should be contacted if moisture sensitive flooring is
proposed.
Expansion joints should be provided between the slab and perimeter footings.
Control joints should bisect the length and width of the slab at intervals specified by
the American Concrete Institute (ACI) or Portland Concrete Association (PCA).
Exterior slabs-on-grade, such as sidewalks, may be placed directly on compacted fill
without the use of a base rock section. For exterior slabs, the native soil should be
ripped, moisture conditioned and re-compacted to an 8-inch depth.
All deleterious material must be removed prior to placing concrete.
The water/cement ratio shall be no greater than 0.45. Pozzolans or other additives
may be added to increase workability.
Exposed concrete slabs should be moisture cured for at least seven days after
placement. Excessive curling of the slab may occur if moisture conditioning is not
performed. This is especially critical for slabs that are cast during the warm summer
months.
Concrete slabs impart a relatively small load on the sub-grade (approximately 50
psf). Therefore, some vertical movement should be anticipated from possible
expansion or differential loading.
Timing: MM VI-14 a through l shall be included on the grading and
improvement plans and carried forward to the building permit as minimum
construction notes.
Responsibility:
Project Engineer and reviewed and verified by project
geotechnical engineer prior to review by City engineer. Geotechnical engineer
shall report on grading activities to the City Engineer.

MM VI-15—Retaining Wall Design Criteria
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1.
2.

3.

4.

5.

6.

Compaction equipment should not be used directly adjacent to retaining walls
unless the wall is designed or braced to resist the additional lateral pressures.
If any surface loads are closer to the top of the retaining wall than its height, H&K
should review the loads and loading configuration. All wall details and plans for any
wall over 10 feet in height shall be reviewed by the geotechnical engineer.
Retaining walls must be well drained to reduce hydrostatic pressures. Walls should
be provided with a drainage blanket to reduce additional lateral forces and minimize
saturation of the backfill soil. Drainage blankets may consist of graded rock drains or
geosynthetic blankets.
Adequate drainage and waterproofing for retaining walls associated with finished
interior spaces are essential to reduce the likelihood of seepage and vapor
transmission into the living space.
Rock drains should consist of a minimum 12-inch wide, Caltrans Class II, permeable
drainage blanket, placed directly behind the wall; or crushed washed rock enveloped
in a non-woven geotextile filter fabric such as Amoco 4546™ or equivalent. Drains
should have a minimum 4-inch diameter, perforated, schedule 40, PVC pipe placed
at the base of the wall, inside the drain rock, with the perforations placed down. The
PVC pipe should be sloped so that water is directed away from the wall by gravity. A
geosynthetic drainage blanket such as Enkadrain™ or equivalent may be substituted
for the rock drain, provided the collected water is channeled away from the wall. If
a geosynthetic blanket is used, backfill must be compacted carefully so that
equipment or soil does not tear or crush the drainage blanket.
Additional lateral loading on retaining structures due to seismic accelerations may
be considered at the designer’s option. For an earthquake producing a design
horizontal acceleration of 0.2g, we recommend that the resulting additional lateral
force applied to unrestrained (cantilevered) retaining structures with drained level
backfill onsite be estimated as Pae=9H2 pounds, where H is the height of the wall in
feet. The additional seismic force may be assumed to be applied at a height of 0.6H
above the base of the wall. This seismic loading is for a drained, level backfill
condition only; H&K should be consulted for values of seismic loading due to nonlevel or non-drained backfill conditions. The use of reduced factors of safety is often
appropriate when reviewing overturning and sliding resistance during seismic
events.
Timing: MM VI-15 a through f shall be included on the grading and
improvement plans and carried forward to the building permit as minimum
construction notes.
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Responsibility:
Project Engineer and reviewed and verified by project
geotechnical engineer prior to review by City engineer. Geotechnical engineer
shall report on grading activities to the City Engineer.
Impact Conclusion: With the inclusion of MM VI-1 through VI-15, the project will not have
a significant impact on geological resources.
VII. GREENHOUSE GAS EMISSIONS --Would the project:

Environmental Issue

a. Generate greenhouse gas emissions,
either directly or indirectly, that may
have a significant impact on the
environment?
b. Conflict with any applicable plan,
policy or regulation of an agency adopted
for the purpose of reducing the
emissions of greenhouse gases?

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures
X

X

Discussion Items VII. a. and b.
The California Resources Agency has provided draft quantifiable greenhouse gas
emissions for the urbanized areas of California. These draft standards are not intended
to apply to Nevada County.
Carbon dioxide is the most abundant GHG and is used as an indicator to assess a
project’s contribution to climate change. On a city wide or regional basis, the project
would not create a significant increase in vehicle trips (which is the largest producer of
Carbon dioxide). Nevada City is approximately two square miles in size and, as such,
constitutes a very small compact city that for the most part is walkable. In its compact
form, Nevada City offers many options that minimize dependence on the automobile.
In addition to pedestrian and bicycle modes, public transportation, carpooling, and
other alternative modes of transportation are available to and used by city residents.
This new 59 unit residential development with 12 second units is within walking
distance to employment centers, shopping, three schools and to bus/transit stops.
Mixed use development has been shown to reduce vehicle trips and to decrease the
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cost (materials, site disturbance, energy, etc.) of providing municipal services to
neighborhoods.
Due to the City’s compact small urban form, the General Plan facilitates alternatives to
individual vehicle travel through a mixed land use pattern. Together with its compact
urban form, the City encourages open space retention, tree retention, and landscaping
to reduce greenhouse gases. This project constitutes logical expansion at the
southwesterly fringe and is a mixed-use development that offers the opportunity to
reduce vehicle trips and lengths while promoting alternatives to vehicular travel. In
addition, the two-acre, condominium site on the two-acre R3 zoned site will achieve up
to 32 units (16 units to the acre density). The new R3 zone is the highest density
residential zoning available in Nevada City. While the balance of the project will realize
lower densities and more open space, the clustered design of those residential units will
also contribute toward mixed use opportunities in this setting. Beyond this mixed, high
density residential use land use pattern, the following additional project features are
included to minimize or reduce greenhouse gases, many of which have other
efficiencies (i.e. energy conservation), as well:
 Incorporating existing tree cover within the single-family dwelling area to
minimize energy use in the summer
 Installing energy efficient cooling and heating systems for the 44 townhome and
condominium units
 Incorporating water efficient landscaping
 Installing water efficient irrigation systems and devices to reduce water usage.
The project also includes the implementation of the Removable Action Work plan (RAW)
which includes an on-site deposal area to accommodate the 1,710 cubic yards of
hazardous soil from historic mining from the Crosby and Williams Shaft areas. The on-site
alternative form of disposal is far more preferable from a greenhouse gas generation
perspective to hauling the hazardous materials to a distant off-site land fill. The on-site
hauling will require about 1,000 feet haul route at very low speeds. By comparison, it is
expected that it would take 180, 14 cubic yard truck loads should be hauling to the
Ostrom Road Landfill in Lincoln, Ca. be utilized. The Ostrom Land fill is located
approximately 60 miles away. The excavation equipment and time for loading would be
essentially the same (e.g., an excavator, loader and water truck for a few days) for on-site
and off-site disposal. It is assumed that the number of truck loads would be the same for
on-site and off-site disposal, but the round-trip haul distance is 0.3 mi for on-site and 120
miles for off-site.
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The on-site earthwork at the placement area (e.g., clearing, sub-grade preparation, fill
placement and compaction) would require a few days of work. This would typically
require a dozer, excavator, compactor, and water truck. This earthwork would not be
required for off-site disposal.
The development of the 12.9-acre site for a maximum of 71 residential units and
implementation of the RAW with the on-site disposal alternative is not expected to
cumulatively increase greenhouse gas (GHG) emissions above that which would occur
under existing conditions.
Impact Conclusion: The development of the 12.9-acre site for a maximum of 71
residential units and implementation of the RAW with the on-site disposal
alternative would not result in significant impacts on greenhouse gases and no
mitigation measures are recommended. Following site preparation, grading and
infrastructure installation, the project location in close proximity to employment,
schools and shopping will serve as mitigation to expand the mixed-use opportunities
and reduce greenhouse gas generation at the end of Providence Mine Road.
VIII. HAZARDS & HAZARDOUS MATERIALS – Would the project:

Environmental Issue

a. Create a significant hazard to the
public or the environment through the
routine transport, use, or disposal of
hazardous materials?
b. Create a significant hazard to the
public or the environment through
reasonably foreseeable upset and
accident conditions involving the release
of hazardous materials into the
environment?
c. Emit hazardous emissions or handle
hazardous or acutely hazardous
materials, substances, or waste within
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Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures
X

X

X
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one-quarter mile of an existing or
proposed school?
d. Be located on a site which is included
on a list of hazardous materials sites
compiled pursuant to Government Code
X
Section 65962.5 and, as a result, create a
significant hazard to the public or the
environment?
e. For a project located within an airport
land use plan or, where such a plan has
not been adopted, within two miles of a
public airport or public use airport,
X
would the project result in a safety
hazard for people residing or working in
the project area?
f. For a project within the vicinity of a
private airstrip, would the project result
X
in a safety hazard for people residing or
working in the project area?
g. Impair implementation of or
physically interfere with an adopted
X
emergency response plan or emergency
evacuation plan?
h. Expose people or structures to a
significant risk of loss, injury or death
involving wildland fires, including where
X
wildlands are adjacent to urbanized
areas or where residences are
intermixed with wildlands?
Background
The subject 12.9-acre site contains three different hazardous waste sites associated with
past mining activity from the late 1800’s. Elevated arsenic and lead concentrations are
present in mine waste (naturally mineralized soil and rock) within the proposed
development area at the Crosby Shaft and Williams Shaft locations in the southerly portion
of the project site and within the New Shaft area in the northern portion of the project site.
Holdrege & Kull (H&K) from Nevada City prepared a Removal Action Work Plan (RAW)
pursuant to California Health and Safety Code (HSC) Chapter 6.8, Sections 25323.1 and
25356.1, California Senate Bill 1706, and the National Contingency Plan (NCP). The purpose
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of the RAW was to describe procedures for conducting remedial activities to address
recognized environmental conditions associated with mine waste associated with past
mining activity. The RAW presents remedial action objectives, proposes remedial
procedures for the recommended remedial alternatives, and provides a verification soil
sampling plan to document that remedial action objectives are achieved.
The following is the summary of the project soils reports and the RAW:
Site Characterization
H&K performed a preliminary site investigation in 2010. Findings were presented in
Preliminary Soils Report for Nevada City Tech Center Housing Area (H&K; July 26,
2010). The investigation identified surficial disturbance from shallow placer
prospecting, as well as mine shafts associated with underground hard rock gold
mining, at the locations depicted on Figure 2. Elevated concentrations of arsenic and
lead were detected in soil near the mine shafts, which are referenced herein as the
Crosby, Williams and New Shaft locations. In total, there is an estimated 1,710 cubic
yards of soil will be excavated from the Williams and Crosby locations and
transported to the New Shaft location.
H&K prepared a Draft Supplemental Site Investigation Work Plan (October 15, 2014).
The California Environmental Protection Agency (CalEPA) Department of Toxic
Substances Control (DTSC) concurred with the draft work plan (December 15, 2014)
and recommended minor revisions. H&K issued a Final Supplemental Site
Investigation Work Plan (December 30, 2014) and performed the supplemental site
investigation (SSI) in January through May 2015.
Risk Assessment
The remedial procedures are intended to achieve remedial action objectives
(numerical cleanup goals) that are based on the findings of human health risk
assessment (HHRA) and ecological screening assessment (ESA).
Remedial Alternatives/Cost Analysis
Three remedial alternatives were evaluated, as presented in Sections 4 and 5 of the
RAW. They include no management, on-site placement and off-site disposal. The
evaluation of the remedial alternatives is based on effectiveness, implementability
and cost. On-site placement was selected as the preferred remedial alternative
because it is considered to be equally protective of human health and the
environment and more cost-effective than off-site disposal.
The alternatives evaluation is summarized below:
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Alternative

Effectiveness

Implementability

Cost

No Management

Does not provide
adequate protection of
human health.
Burial and cover
effectively eliminates
potential exposure
pathways. Short-term
impacts reduced by
provisions set forth in
DMP and contractor’s
health and safety plan.
Landfill disposal
effectively reduces the
chance of future
contact. Short-term
impacts reduced by
provisions set forth in
DMP1 and contractor’s
health and safety plan.

Administratively
infeasible.

No direct costs,
unknown future costs.

Readily implemented.
Labor, material and
equipment readily
available. Requires
cover with clean soil
and land use controls to
reduce the chance of
future contact.
Readily implemented.
Labor, material and
equipment readily
available.

Moderate direct costs
associated with
excavation, dust
control, placement,
compaction and quality
assurance. Annual
monitoring, reporting
and regulatory costs.
Moderate direct costs
associated with
excavation, dust
control, transport,
landfill disposal and
quality assurance. No
ongoing costs
anticipated.

On-Site
Placement

Off-Site Disposal

1

DMP Dust Mitigation Plan

Proposed Remedial Measures
An estimated 1,710 cubic yards mineralized soil and rock is to be removed from the
Crosby and Williams Shaft locations and is to be buried with the remaining mine
waste at the New Shaft location (northerly portion of project site), which is to remain
open space. The New Shaft location is to be subject to a land use covenant (LUC) so
that future unauthorized disturbance of the mineralized soil and rock can be
avoided.
Remedial Goals
This RAW establishes the following numerical cleanup goals for metals in soil:

Initial Study & Checklist

67 of 106

The Grove
Initial Study & Checklist continued

Soil Cleanup Goals for Unrestricted Land Use
Constituent
Arsenic

Cleanup Goal
(mg/kg)
17.0

Cobalt
Copper
Lead
Nickel

15.0
75.8
140
12.0

Basis for Cleanup
Goal
BTV (see Section
2.10)
BTV
BTV
BTV
RBCL (see Section
4.5.1)
BTV
BTV

Selenium
<1
Zinc
36.1
BTV = background threshold value
RBCL = risk-based cleanup level
UCL = 95% upper confidence limit on the arithmetic mean
mg/kg = milligrams per kilogram

UCL Goal
(mg/kg)
13.3
13.78
58.55
80
10.26
na
29.2

The RAW also includes a Dust Mitigation Plan intended to reduce the potential for
exposure to naturally-occurring metals during the soil management activities;
Verification Sampling and Analysis Plan to establish post remediation procedures for
soil sampling, laboratory analysis and statistical evaluation to verify that the
remedial goals were achieved; Remedial Action Reporting documenting compliance
with this RAW; and a Public Participation provision of a minimum 30-day public
comment period, and preparation of a responsiveness summary.
Discussion
Items VIII-a-c, g. While no hazardous materials will be used and stored on site or
transported to and from the site, the project includes a mine waste remediation plan
before residential uses can be established. The use of the 12.9-acre site for residential
can only proceed if the hazardous waste remediation and clean-up is accomplished.
The site has been fully examined by H&K. During site reconnaissance H&K obtained 57
samples of near-surface soil and/or mine waste. Sample locations are referenced on
Figure 2 in the H&K Draft Final Removal Action Work Plan for the Grove at Nevada City
(Holdrege & Kull; September 21, 2015). Samples were taken from the upper six inches
of soil and were delivered to a California certified analytical laboratory. The soil samples
were analyzed for total arsenic, lead and mercury. Arsenic, lead and mercury are
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considered indicator metals because they are commonly associated with mining and
mineralized conditions. Total arsenic and lead were analyzed by US EPA Method 6010B,
and total mercury was analyzed by US EPA Method 7471A. Laboratory reporting limits
for arsenic, lead and mercury were 5 milligrams per kilogram (mg/kg), 3 mg/kg and 0.1
mg/kg, respectively.
The primary environmental condition identified as part of this preliminary investigation
is the presence of metals concentrations in some portions of the site that are slightly
higher than typical background metals concentrations. These metals concentrations are
likely associated with naturally mineralized conditions in mining spoils.
The Nevada County Environmental Health Department requested that the California
Environmental Protection Agency (CalEPA) Department of Toxic Substances Control
(DTSC) assume the lead for overseeing and directing an appropriate remediation
program on the site. The RAW summarizes the results of site investigation and risk
assessment, evaluates remedial alternatives, and presents the recommended remedial
action, which includes consolidation of mine waste within a proposed 1.55 acre
commonly owned open space parcel on-site under a land use covenant.
The purpose of the RAW was to describe procedures for management of mine waste
(soil and rock) stockpiled at the property. The mineralized soil and rock is to be buried
with the remaining mine waste at the New Shaft location, which is to remain open space
(1.55-acre common area in southwest corner of Sheet 1, Tentative Map). The New Shaft
location is to be subject to a land use covenant (LUC) so that future unauthorized
disturbance of the mineralized soil and rock can be avoided. An estimated 1,710 cubic
yards (Figure 4 of RAW) of mineralized soil and rock will be excavated from the Crosby
and Williams locations and placed within an approximate 14,000 sq, ft. area at the New
Shaft location. Burial of soils containing mining waste will be placed into an engineered
fill at a depth of ten feet. The layers of waste soil will be placed in 8 inch lifts and
compacted to 90%. Once deposited, the disposal area will be capped with at least onefoot of native soil. All required best management practices to prevent both wind and
water erosion will be implemented. Section 7.2 of the RAW includes the BMP’s for
erosion control. They include the following:
Best management practices shall be implemented to reduce the chance of potential
sediment discharges. BMPs are described below.
1. Exposed fill surfaces, and areas disturbed by construction activity, shall be
hydroseeded or hand seeded/strawed with an appropriate seed mixture
compatible with the soil and climate conditions of the site as recommended by
the local Resource Conservation District.
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2. Silt fences shall be installed at the down slope perimeter of the placement area.
3. Fiber rolls (straw wattles) shall be installed at the toe of slope and on contour
within the placement area at a maximum spacing of ten vertical feet.
4. The earthwork contractor shall maintain and protect exposed soil from wind and
water erosion. If a storm is forecasted for the area, exposed fill areas shall be
sloped to drain and compacted to facilitate runoff. Plastic sheeting shall be
secured over the fill prior to storm events. All existing surface drainage facilities
must be kept free of soil and debris during construction. The contractor shall
provide siltation control and management during construction.
The remedial procedures outlined in the RAW are intended to achieve remedial action
objectives (numerical cleanup goals) that are based on the findings of human health risk
assessment (HHRA) and ecological screening assessment (ESA). Assessment findings are
presented in Section 3 of the RAW. The key components of the RAW are as follows:
Upon completion of the remedial action, a report is to be prepared documenting
compliance with this RAW, presenting the results of verification sampling and analysis,
and documenting the fate of the excavated material. DTSC must be allowed to review
any proposed ground disturbing activities if the activities are to be performed prior to
the implementation of the remedial action. No mine waste is to be disturbed without
a DTSC-approved plan.
The project site and the activity associated with remediation pursuant to the RAW is
within 1/4 mile of Deer Creek School to the northeast. The duration of the earthwork
associated with the RAW is not expected to exceed one month. On site remediation
construction activities will follow normal construction hours, e.g., 7:00 a.m. to 5:00 pm.
The cleanup will employ standard earthmoving equipment. The typical tasks associated
with the remediation plan are as follows:
 Remove trees from excavation area and placement area using a skidder and
loading downed trees on a logging truck;
 Prepare placement area using an excavator (i.e., track-mounted backhoe, e.g.,
CAT 316), dozer (e.g., CAT D6) and water truck;
 Excavate soil from stockpile using an excavator (e.g., CAT 316) and water truck;
 Haul soil from stockpile to placement area using two end-dump trucks;
 Place and compact soil using a dozer (e.g., CAT D6), compactor (e.g., CAT CP-563)
and water truck; and
 Trim slopes at placement area and construct drainage controls using an excavator
(e.g., CAT 316).
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During the remedial activities, soil moisture content is to be maintained to reduce the
potential for dust generation. Dust monitoring is to be performed to verify that the
engineering controls are effective. Procedures are set forth in the Dust Mitigation Plan
and the Health and Safety Plan. Soil placement and compaction is to be performed by
conventional means, in accordance with the Dust Mitigation Plan (Appendix F of the
RAW), the grading plan (Figure 4), the provisions of the RAW and the project
geotechnical specifications. In addition, the remediation contractor will be required to
consult with a Certified Industrial Hygienist to verify the appropriate levels of protection
and monitoring for the remediation workers.
With these practices in place and adherence to the Dust Mitigation Plan, air boune
impacts from on-site soil disturbing activities should be minimized and no significant
impacts to the schools in proximity to the project will occur.
Item VIII d According to Nevada County Health records, there are no residential sites
within the City of Nevada City that are listed as hazardous materials sites compiled
pursuant to Government Code Section 65962.5. Due to past mining on site, there are
residual materials left on site that may need to be cleaned up or otherwise secured in
advance of future residential development.
Items 7.e, f The project site is not located within two miles of the Nevada County airport
or within the land use plan for that airport. In addition, there are no known private
airstrips in proximity to the project site.
Item 7.h
The City of Nevada City is not within a designated wildland fire area as mapped
on the Calfire Wildland Fire Maps. Nevada City is however designated on those maps
as being within a “Local Responsibility Area” meaning that the City of Nevada City Fire
Department has primary responsibility for wildland fire protection within the City. The
City Fire Department implements all aspects of Public Resource Code 4290 and 4291 as
they pertain to development projects within the City. Compliance with fire safe
standards of the Uniform Fire Code and those required of Public Resources Code 4290
and 4291 will ensure future residential development will not have a significant impact
on wildland fire.
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Mitigation Measures
The RAW is intended to be a self-mitigating project component. Due to the complexity of
the requirements, the major provisions of the RAW are included as mitigation measures.
Ultimately, H&K or other consulting geotechnical engineering consultant shall have
primary oversight responsibility over the implementation and execution of the RAW. The
following mitigation measures are hereby included:
MM VIII-1
Comply with the Excavation, Transport and Placement requirements in Section 7.1 of the
RAW, as follows:
1. Before removing the mine waste, vegetation shall be cut off at the ground surface,
segregated, and removed from the work area.
2. Removal of vegetation is to be performed using hand-held mechanical equipment to
minimize disturbance of soil before removal.
3. Excavated soil and rock shall be transported by truck to the proposed mine waste
placement area at the New Shaft location (Figure 2).
4. The truck loading area shall be adjacent to the excavation area, so that no soil is tracked
from the excavation area by trucks or other equipment.
5. Sub-grade preparation for the placement location is to be performed prior to soil
transport.
a. Mine waste with the highest lead concentrations (detected at the New Shaft
location, sample location T-22) is to be moved approximately 20 feet to the
northwest within the placement area, so that it will be buried under at least ten
feet of engineered fill.
6. Soil placement and compaction is to be performed by conventional means, in
accordance with the Dust Mitigation Plan (Appendix F of the RAW), the grading plan
(Figure 4), the provisions of this RAW and the project geotechnical specifications.
7. The mineralized soil is to be covered with at least one foot of clean soil, borrowed from
an on-site location that was characterized previously as part of the Site investigation.
8. Drainage and erosion controls are to be installed pursuant to Figure 4 and the
specifications of this section.
9. Placement and compaction of the affected soil are to be included in the grading plan
for the project and performed in general in accordance with the specifications
presented below.
10.Fill Placement
a. Maintain moisture content in soil to minimize the generation of visible dust
during preparation, placement and compaction.
b. Vegetation shall be cut off at the ground surface prior to fill placement. Avoid
contact with or disturbance of mine waste (mineralized soil and rock).
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c. Oversize rock (rock that is greater than 12 inches in greatest dimension) shall be
incorporated into deep fill by windrowing, so that compaction is performed
around the rock, as approved by the H&K field representative.
d. Soil shall be uniformly moisture conditioned to the ASTM D1557 optimum
moisture content or within approximately 3 percentage points above optimum
moisture content.
e. Fill shall be constructed by placing uniformly moisture conditioned soil in
maximum 8-inch-thick loose lifts (layers) prior to compacting.
f. Fill shall be compacted to a minimum relative compaction of 90 percent of the
ASTM D1557 maximum dry density.
g. The moisture content, density and relative percent compaction of fill must be
verified by the H&K field representative during construction. The earthwork
contractor shall assist the construction quality assurance (CQA) monitor by
excavating test pads with the on-site earth moving equipment.
11.Fill slope construction
a. Fill depth will generally be less than 15 feet.
b. Fill slopes will be 2:1, H:V, or shallower.
c. A keyway is to be constructed at the base of the fill at least four feet deep and an
equipment-width wide, as directed by H&K in the field. The base of the keyway is
to be founded in competent native material, as determined by H&K in the field.
d. Fill is to be benched into the existing slope. Benches are to extend into competent
native material, as determined by H&K in the field.
e. An intermediate drainage bench is to be graded to direct water away from the
slope face per the grading plan (Figure 4).
f. Place fill in horizontal lifts (layers) not exceeding eight inches in thickness.
Overbuild the slope face and cut back to the desired slope gradient.
g. Assist the H&K field representative with preparation of test locations so that fill
density and moisture can be verified.
h. Grade the finished surface to drain away from the constructed slope face per the
grading plan.
Timing: MM VIII-1 a through h shall be included on the grading and
improvement plans. All on site excavation shall be under the supervision of
the licensed geotechnical engineer.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the
field by H&K or other authorized geotechnical engineer. Geotechnical
engineer shall report on grading activities to the City Engineer.
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MM VIII-2
Comply with the POST-EXCAVATION SOIL SAMPLING AND ANALYSIS program in section 7.3
of the RAW as follows:
1.
After excavation of the mine waste, verification soil samples will be obtained from
the base and perimeter of the excavations to confirm that the underlying soil is
representative of local background conditions.
2.

Soil samples will be obtained using a pre-cleaned hand trowel or individually
wrapped disposable scoops, and placed in re-sealable plastic bags or glass containers
provided by the analytical laboratory. Laboratory analysis for total arsenic, lead and
cobalt will be performed by EPA Method 6010B.

3.

Alternately, verification soil samples may be analyzed in the field using a hand-held
X-ray fluorescence (XRF) device. If field XRF analysis is performed, a minimum of ten
percent of the field-analyzed samples will also be analyzed in the laboratory by EPA
Method 6010B. XRF results will be compared to the corresponding laboratory results
for data validation purposes. If there is no good correlation between the XRF results
and the laboratory results, all confirmation soil samples will be analyzed in the
laboratory.

4.

The minimum sample frequency will be one soil sample per 400 square feet of
footprint area. In addition, soil samples will be obtained from the perimeter of the
excavation area at a maximum spacing of one sample per 50 feet. Numerical cleanup
goals for arsenic and lead in soil are set forth in the table below:
Soil Cleanup Goals for Unrestricted Land Use Constituent Cleanup

Constituent
Arsenic

Cleanup Goal
(mg/kg)
17.0

Cobalt
Copper
Lead
Nickel

15.0
75.8
140
12.0

Basis for Cleanup
Goal
BTV (see Section
2.10)
BTV
BTV
BTV
RBCL (see Section
4.5.1)
BTV
BTV

Selenium
<1
Zinc
36.1
BTV = background threshold value
RBCL = risk-based cleanup level
UCL = 95% upper confidence limit on the arithmetic mean
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UCL Goal
(mg/kg)
13.3
13.78
58.55
80
10.26
na
29.2
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mg/kg = milligrams per kilogram
5. The lateral and vertical extent of the excavations may be increased locally to facilitate
removal of soil containing metals concentrations that exceed the target cleanup levels.
Additional samples will be obtained if needed to achieve the minimum sample
frequency, based on the actual footprint area of the excavation.
6. If the verification sample analysis indicates target cleanup levels have been attained,
no further excavation will be conducted. If the results of verification sample analysis
indicate target cleanup levels have not been attained, further excavation will be
conducted. Excavation will continue until the results of further verification sampling
and analysis indicate that the cleanup goals are achieved.
7. Cleanup goals must be met for individual residential lots in the vicinity of the cleanup
areas as well as for the Site as a whole. As shown on Figure 1 of the VSAP (Appendix
H), mine waste is to be removed from the vicinity of proposed residential lots 16, 17,
19, 20, 21, 23, 24, 25, 27, 33, 34, 43, 44, 45, 58 and 59. If the number of soil samples
obtained from these individual lots is insufficient for statistical analysis, then the
maximum detected concentration will conservatively be used as the EPC for individual
lots to determine whether the Site has been remediated sufficiently.
Timing: MM VIII-2 a through g shall be included on the grading and
improvement plans. All on site excavation shall be under the supervision of
the licensed geotechnical engineer.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. All work verified in the
field by H&K or other authorized geotechnical engineer. Geotechnical
engineer shall report on grading activities to the City Engineer.
MM VIII-3
In accordance with Section 7.4, Land Use Covenant, of the RAW, the following is required:
1. A Land Use Covenant (LUC) agreement, Operation and Maintenance Agreement (OMA),
Operation and Maintenance Plan (OMP) and Soils Management Plan are required for
the on-site placement area. In addition, Financial Assurance is also required. These
various agreements are intended to protect public health and the environment by:
a. preventing inappropriate land use
b. increasing the probability that the public will have information about
residual contamination,
c. disclosing information for real estate transactions about residual
contamination,
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d. ensuring that long-term mitigation measures are carried out by protecting
the engineering controls and remedy; and
e. ensuring that subsequent owners assume responsibility for preventing
exposure to contamination.
Timing: MM VIII-3 shall be implemented as a condition of recording the final
map.
Responsibility:
Project Engineer and reviewed and verified by project geotechnical engineer prior to review by City engineer. City Planner to insure that
the Land Use Covenant documents have been recorded as part of the final
map.
MMVIII-4
Comply with the reporting requirements of Section 7.7, REPORTING, of the RAW as
follows:
1.

A remedial action completion report shall be prepared to describe the remedial

action and document compliance with this RAW. The report shall present:
a. A summary of soil management activities;
b. A description and basis for deviations, if any, from this RAW;
c. Limits of excavation and volume of soil excavated;
d. Results of verification sampling and analysis;
e. As-built drawings depicting the location of on-site soil placement; and
f. A summary of quality control activities performed during the remedial action.
Timing: MM VIII-4 shall be provided by the project geotechnical engineering
geologist following completion of the all on-site work to comply with the RAW.
Responsibility:
Project geotechnical geologist. Report to be submitted to
DTSC for final acceptance and approval prior to any other on-site work (utility
extension, road construction, pump station, etc.) pursuant to the
improvement plans.
Impact Conclusion: With the inclusion of MM VIII-1 through VIII-4 there would not be
significant impacts on hazards and hazardous materials. In addition, Mitigation Measure
III-1 from the Air Quality section will also serve to reduce fugitive dust impacts that would
otherwise carry hazardous materials to schools in the vicinity.
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IX. HYDROLOGY & WATER QUALITY – Would the project:

Environmental Issue

a. Violate any potable water quality
standards
or
waste
discharge
requirements?
b. Substantially deplete groundwater
supplies or interfere substantially with
groundwater recharge such that there
would be a net deficit in aquifer volume
or a lessening of local groundwater
supplies (i.e. the production rate of preexisting nearby wells would drop to a
level which would not support existing
land uses or planned uses for which
permits have been granted)?
c. Substantially alter the existing drainage
pattern of the site or area, including
through the alteration of the course of a
stream or river, or substantially increase
the rate or amount of surface runoff in a
manner which would result in flooding
on- or off-site?
d. Create or contribute runoff water
which would exceed the capacity of
existing or planned stormwater drainage
systems or provide substantial additional
sources of polluted water?
e. Otherwise substantially degrade
surface water quality?
f. Place housing within a 100-year flood
hazard area as mapped on a federal Flood
Hazard boundary or Flood Insurance Rate
Map or other flood hazard delineation
map?
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Environmental Issue

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures

g. Place within a 100-year flood hazard
area structures which would impede or
redirect flood flows?
h. Expose people or structures to a
significant risk of loss, injury or death
involving flooding, including flooding as a
result of the failure of a levee or dam?
i. Inundation, seiche, tsunami, or
mudflow?
Existing conditions

X

X

X

The 12.9 acre site has three braided intermittent drainage features on site that converge
toward the center of the property at a small wetland feature. The largest drainage facility
is Peck’s Ravine which runs from south to north. According to the Biological Inventory
(Costello, November, 2016) all drainages appear to be ephemeral and most show indicators
of a high disturbance area (e.g. amalgamation of soils and mine waste within the sampling
points, crushed gravels within drainages, etc.) due to past mining exploration activities and
resultant mine waste found throughout the site. Surface water flow enters the project site
via two culverts located along the western boundary of the site. The seasonal flow route is
southwest off site; the flow exits at the mid-west portion of the project site via a culvert
and enters an open drainage ditch for 0.5 miles before emptying into Deer Creek. Deer
Creek eventually empties into the Yuba River, which flows into the Feather River; at this
juncture the Feather River is considered Jurisdictional Navigable Waters of the U.S. There
are no mapped 100-year floodplains on site.
DiscussionItem IX. a All uses within the City of Nevada City are required to connect to a public
water source. Treated public water will be provided by the Nevada Irrigation District.
NID is under the control of the Water Resources Control Board. As a result, new
residential development on this site would not lead to a potable water quality standard
violation.
Item IX. b The City of Nevada City has minimum 50 percent impervious lot coverage
standard established within Section 17.80.130 of the Zoning Code for residential
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projects. Overall, the project applicant represents that 20.6% of the site will contain
impervious surfaces, with the balance of 79.4% in either permanent open space or
landscaped areas. The R3 zone, includes maximum 80 percent lot coverage standard,
while this standard may be exceeded (due to 100% lot occupancy for the 32
condominiums), the overall project is developed as a planned development. The
approximate 80% project “open space” will minimize project runoff well below
significant levels. A rain garden feature is included in the central area of the
condominiums and townhomes portion of the project which will hold and process water
during storm events. Project construction-related erosion and sedimentation could
contribute to the degradation of water quality in the on-site and downstream water
features.
Impacts related to the degradation of water quality would be reduced to a level that is
less than significant with implementation of best management practices provided as
part of improvement and grading plan review. The RAW also contains detailed BMP’s
to reduce erosion and sedimentation associated with the engineered fill deposit.
Items IX c-f. There is one ephemeral drainage course (Peck’s Ravine) bisecting the property
from east to west, two smaller ephemeral drainages along the southwest and a partial
roadside ditch (undeveloped) running adjacent to Providence Mine Road (Costello,
November, 2016). There are also a number of remnant drainages associated with
historical mining activities on site that receive and convey winter storm water. There is
also an overflow from a small roadside pond on the south side of Road A that flows via
culvert onto the project site. The project proposes to re-route this overflow into the
rock lined ditch which will then run be discharged into Pecks’ Ravine on the west side of
Road A. The rain garden feature in the central area of the 44 condominiums and single
family cottages in the southern portion of the project is designed to accept roof gutter
and surface water flows. This storm water management feature will hold and process
water during storm events and convey such waters to the on-site and off-site drainage
system.
Section 17.30.090.J.1 of the Subdivision regulations require that grading and drainage
plans be submitted to the City Engineer along with project improvement plans. Said
plans shall include best management practices that conform to state requirements for
detention, retention and discharge of storm water. All projects are required to include
drainage designs that minimize surface water flows during storm events. All projects
are also required to design on-site detention basins to regulate storm water flows in
accordance with state standards. This may include a general permit for strom water
discharges from construction activities and/or a Storm Water Pollution Prevention Plan
for Construction Activities through the Regional Water Quality Control Board. A
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Nationwide Permit will also be required from the Army Corps of Engineers to re-route
the drainage from the road side pond and for any fill material that may enter the
wetland. Stream crossing permits may also be required from the California Department
of Fish and Wildlife.
The RAW includes specific erosion control and sedimentation features to protect the
engineered mine waste deposit on the 1.55 acre parcel in the northern portion of the
project site. All storm waters will be diverted around the fill.
Items IX. g, h
The FIRM for the City of Nevada City (Panel 060210) prepared by FEMA
indicates the subject site is “outside the 500-year floodplain.” Because there are no
known floodplains, the proposed 71-unit residential development project on the subject
12.9 acre parcel would not result in the construction of any structures that could be
exposed to flood hazards.
Items IX i. The project site is not in proximity to a levee or dam, and would not
substantially contribute to storm water flows near a floodplain.
Items IX j. The project site is not in proximity to any water or land feature that is subject
to the threat of seiche, tsunami or mudflow.
MITIGATION MEASURES
The RAW is intended to be a self-mitigating project component. Due to the complexity of
the requirements, the major provisions of the RAW are included as mitigation measures.
Ultimately, H&K or other consulting geotechnical engineering consultant shall have
primary responsibility have oversight over the implementation and execution of the
RAW. The following mitigation measures are hereby included:
MM IX-1
Best management practices shall be implemented in accordance with Section 7.2, Erosion
Control BMPs of the RAW. The following measures will reduce the chance of potential
sediment discharges and result in less than significant impact. The recommended BMPs
are described below.
1. Exposed fill surfaces, and areas disturbed by construction activity, shall be
hydroseeded or hand seeded/strawed with an appropriate seed mixture compatible
with the soil and climate conditions of the site as recommended by the local
Resource Conservation District.
2. Silt fences shall be installed at the down slope perimeter of the placement area.
3. Fiber rolls (straw wattles) shall be installed at the toe of slope and on contour within
the placement area at a maximum spacing of ten vertical feet.
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4. The earthwork contractor shall maintain and protect exposed soil from wind and
water erosion. If a storm is forecasted for the area, exposed fill areas shall be sloped
to drain and compacted to facilitate runoff. Plastic sheeting shall be secured over
the fill prior to storm events. All existing surface drainage facilities must be kept free
of soil and debris during construction. The contractor shall provide siltation control
and management during construction.
Timing: MM IX-1 shall be included in the final Erosion Control BMPs of the
RAW and verified by the project geotechnical engineering geologist. The
engineering geologist shall verify that this measure has been fully
implemented during both the remediation activities to full fill the RAW and as
part of site grading and construction of the on-site infrastructure.
Responsibility:
Engineer.

Project geotechnical geologist with oversight from the City

MM IX-2
In accordance with Section 7.5, Site Restoration of the RAW, the following measures are
recommended:
1. After excavation, verification that Remedial Action Objectives have been achieved, and
consultation with DTSC, the excavation areas will be re-graded to promote drainage,
and erosion controls will be installed unless grading for the development project
commences immediately thereafter. Where appropriate, site restoration activities will
include broadcasting seed, fertilizer and straw within the excavation footprint for
erosion control measures. Fiber wattles and/or silt fencing will be placed along the
perimeter of the down slope sides of the disturbed areas as needed for erosion and
sediment control.
Timing: MM IX-1 shall be included in the final Erosion Control BMPs of the
RAW and verified by the project geotechnical engineering geologist. The
engineering geologist shall verify that this measure has been fully
implemented during both the remediation activities to full fill the RAW and
as part of site grading and construction of the on-site infrastructure.
Responsibility: Project geotechnical geologist with oversight from the City
Engineer.
MM IX-3
The drainage way and wetlands shall be protected with the installation of storm wattles,
silt fencing or other sediment catching materials, along with orange construction fencing
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to prevent disturbance of these areas during construction. Said storm wattles shall be
installed around the periphery of the drainage features and wetlands and will be routinely
managed to prevent disturbances. Furthermore, to avoid other materials from entering
these habitats any buildup of soils or other materials along the storm wattles shall
routinely be removed, and/or prior to a storm event.
Timing:
All protected areas requiring protection in the fields shall be
reflected on the grading and improvement plans. All such areas shall routinely
be inspected to assure that the barriers are functioning properly.
Responsibility:
Project applicant, biologist and/or civil engineer and
reviewed and verified by the City Engineer.
MM IX-4
The required installation of culverts across the drainages should occur during the dry
season, typically July through October. Placements of culverts in drainages will also require
State Fish and Wildlife and Army Corps of Engineers approval/permits.
Timing:
All required culverts shall be reflected on the grading and
improvement plans. All required state and federal permits shall be obtained
in advance of installation. Said permits shall accompany the final submittal of
the grading and improvement plans.
Responsibility:
Engineer.

Project civil engineer and reviewed and verified by the City

MM IX-5
Obtain a general permit for storm water discharge from the Central Valley Regional Water
Quality Control Board.
Timing:
The stormwater pollution permit shall be obtained prior to the
final submittal of the grading and improvement plans to the City Engineer.
Responsibility:
Engineer.

Project civil engineer and reviewed and verified by the City

Impact Conclusion:
The development of the subject 12.9-acre property with
approximately 80% open space, natural and landscape areas and with compliance with
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the RAW and the above mitigation measures would not result in significant impacts on
hydrology and water quality.
X. LAND USE & PLANNING – Would the project:

Environmental Issue

a. Physically divide an established
community?
b Conflict with any applicable land use
plan, policy, or regulation of an agency
with jurisdiction over the project
(including, but not limited to the general
plan, specific plan, or zoning ordinance)
adopted for the purpose of avoiding or
mitigating an environmental effect?
c. Conflict with any applicable habitat
conservation plan or natural community
conservation plan?

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures
X

X

X

DiscussionItem X. a. The project conforms with the general plan amendment and zoning of the site.
The project will not divide an established community. There are no residential
developments in the immediate vicinity of the project site. The intended purpose of
the project is to introduce residential uses to support both planned and existing
employment land uses to the northeast to support the Nevada City Tech Center and
former Thomson Grass Valley business parks.
Item X. b The 2009 and 2014 amendments to the Housing Element included two new
policies. One encourages and supports mixed use residential land uses in close
proximity to commercial and office use to reduce commuting and vehicle travel and
the other encourages residential land uses in close proximity to employment centers.
The project implements the 2010 general plan amendment and rezone to
accommodate higher density housing in close proximity to employment centers
schools and shopping opportunities. This project accomplishes both purposes. The
addition of the PD combining zone to the R3, two acre site is in keeping with and will
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facilitate the clustering of this portion of the project. The site plan for the 32-unit
condominium portion of the project includes high standards for architectural design,
energy conservation, parking and circulation, lighting, and landscaping. The project
will also improve a portion of the City street (Road A on the tentative map) to provide
for a roadside walkway, parallel parking, and street trees. Additional design factors or
consideration will be part of the architectural review by the Planning Commission.
Item X. c. The project would not interfere with or be in conflict with an approved habitat
conservation plan as there are no adopted habitat conservation plans within the city.
Impact Conclusion: The residential project on 12.9 acres would not result in significant
impacts on land use and no mitigation measures are recommended.
XI. MINERAL RESOURCES – Would the project result in:

Environmental Issue

a. The loss of availability of a known
mineral resource that would be of value
to the region and the residents of the
state?
b. The loss of availability of a locallyimportant mineral resource recovery site
delineated on a local general plan,
specific plan or other land use plan?

Less Than
Potentially Significant Less Than
No
Significant
with
Significant
Impact
Impact
Mitigation Impact
Measures
X

X

BACKGROUND
The site is located within the historic Nevada City gold mining district, on the southern edge
of the Champion group of mines. A review of historical mining maps identified two inclined
shafts at the site, as well as several spoils piles. The irregular topography at the site is
indicative of shallow placer mining as well as surface expressions of underground hard rock
mining. In addition to the near-surface placer and hard rock workings, the property is
underlain by deeper workings associated with the Providence and Mountaineer mines.
Abandoned mine features identified on the property are described in Section 4 of this
report. Section VIII describes hazards associated with residual mine waste remaining on
site.
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The Surface Mining and Reclamation Act of 1975 (SMARA) mandated the initiation by the
State Geologist of mineral land classification in order to help identify and protect mineral
resources in areas within the State subject to urban expansion or other irreversible land
uses which would preclude mineral extraction. SMARA also allowed the State Mining and
Geology Board (SMGB), after receiving classification information from the State Geologist,
to designate lands containing mineral deposits of regional or statewide significance.
Construction aggregate was selected by the SMGB to be the initial commodity targeted
for classification because of its importance to society, its unique economic characteristics,
and the imminent threat that continuing urbanization poses to that resource. In 1980, at
the request of SMGB, SMARA was amended to provide for the classification of non-urban
areas subject to land-use threats incompatible with mining. As a result, SMARA studies
were begun during 1981 in the western Sierra Nevada foothills. Studies focused on all
mineral resources other than aggregate, common clay, and dimension stone. There are
no construction aggregates on this site.
DISCUSSION:
Item XI-a & b. The State Geologist uses classifications in determining the mineral
importance of lands within California. The project site, as well as the entire western
portion of the City of Nevada City is classified by the State Mining and Geology Board
has having important minerals. The classification study (SR 164) was completed for
Western Nevada County in 1990. The classification system is based on the presence or
lack thereof of mineral deposits. The classification also reflects market value, extent
of the resource and other factors. Cities and Counties must develop policies and
programs in their general plan to protect and/or manage lands that have important
mineral classifications. Alternatively, a general plan may establish local land uses as a
priority over mineral protection. The specific classification for Western Nevada City is
MRZ-2b, “Areas of Identified Mineral Resource Significance.”
While there are identified mine sites in the area of the project, the large majority of
the area is characterized as MRZ2-b. This classification indicates the area is underlain
by mineral deposits where geologic information indicates there are significant inferred
resources present. While the subject property is designated and zoned for residential
uses, the City of Nevada City does not permit surface mining as a permitted or
conditional use on these lands. While the City of Nevada City views mining as an
important part of its history, the current General Plan and Zoning Ordinance does not
accommodate mining land use. Preserving lands for such likelihood would be
inconsistent with city policy. In addition, this property is in close proximity to an
established, older, residential neighborhood to the east and planned residential uses
to the south. Furthermore, the City has committed the lands to the north and to the
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east along Providence Mine Road for a variety of clean employment center uses.
Protecting the subject site for the possibly of future mining would be inconsistent with
the land use policy direction from the past 30 years. Given the historic mining activity
in, on and around this property a soils and geotechnical engineering report (See item
VI, Geology and Item VIII, Hazards and Hazardous Waste) has evaluated any remaining
hazards that would present a danger or other unsafe condition for residential uses.
The final report includes a remediation plan as a condition for the on residential
development.
Impact Conclusion: The residential project would not result in significant impacts on
mineral resources as these mineral values have been forgone in favor of non-mineral land
uses and no mitigation measures are recommended.
XII. NOISE – Would the project result in:

Environmental Issue

a. Expose persons to or generate noise
levels in excess of the City’s adopted
standards established in the General Plan
and Zoning Code?
b. Expose persons to or generate
excessive ground borne vibration or
ground borne noise levels (e.g.,
blasting)?
c. Result in a substantial permanent
increase in ambient noise levels in the
project vicinity above levels existing
without the project?
d. Result in a substantial temporary or
periodic increase in ambient noise levels
in the project vicinity above levels
existing without the project?
e. For a project located within an airport
land use plan or, where such a plan has
not been adopted, within two miles of a
public airport or public use airport,
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would the project expose people residing
or working in the project area to
excessive noise levels?
f. For a project within the vicinity of a
private airstrip, would the project expose
people residing or working in the project
area to excessive noise levels?

X

Impact Discussion:
Items 11. a—d. Even with the existing business park developments to the north and east,
relatively low levels of noise are found in the vicinity of the project site. The primary
noise source is traffic from employees and material truck deliveries or pick up. There
would also be limited noise associated with aircraft flying over, occasional
construction and typical noise associated with concentrations of people. Even though
there are several employers in the area immediately to the north of the project site,
the area is relatively quiet. Most of the ambient sounds comprise natural sounds
associated with wind, leaves rustling, birds chirping, etc. The Champion Trails Planned
Community EIR sampled and took noise reading in 1979. While these reading are over
27 years old, the ambient conditions in the project area have not changed
substantially, except during construction projects, which are relatively short term. The
1979 readings in the vicinity of the subject site were 37 to 40 dBA. Since the business
park constitutes indoor operations and don’t generate large volumes of traffic, the
only noise contribution would be that which is associated with traffic. Business park
traffic noise is generally limited to day time (7:00 a.m. to 6:00 p.m.), Monday through
Friday.
The Noise Element of the Nevada City General Plan accepts the “normally acceptable”
range within the Land Use Compatibility Chart established by the California State
Office of Noise Control. The acceptable noise range of multiple family dwellings is 50
to 60 Ldn. Providence Mine Road is not planned to become a through road, although
some time in the future the land to the west may be developed with residential uses,
and traffic, and therefore noise, would increase. Existing traffic on Providence Mine
Road is destination oriented and there is no regional through traffic. There are no
plans to extend Providence Mine Road extension; therefore, noise would be limited to
local traffic only.
Construction related noise will occur during all three primary phases of the project.
The first phase being the remediation plan for excavation and placement of hazardous
mine wastes. The second phase will involve outdoor construction and installation of
the major subdivision on-site improvements (roads, sewer water, sewer pump station,
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etc.). The final phase will involve home site construction. The latter phase could be
divided between two variable components. The construction of the condominiums
and single-family cottages could proceed as one project and the development of the
single-family homes could over a long time as each parcel would be sold separately to
individuals who will build their homes (and accessory residential units) independently.
As noted elsewhere, site construction will be relatively defined and short term for the
implementation of the RAW and for the on-site construction of the site infrastructure
for each phase.
Nevada City’s Noise Element relies on the “normally acceptable” range established in
the Land Use Compatibility Chart, Table 6 of the Public Safety Element. This table sets
the maximum acceptable residential noise limits at 60 Ldn and schools at 70 Ldn.
Neither the General Plan nor Chapter 8.20, Noise Control of the 2007 Municipal Code
establishes construction hours. Section 8.20.070 C and D does, however, establish
that noise associated with construction work, chain saws, stump routers and brush
chippers be limited to 90 dBA, measured fifty feet from the source. Since there are
residential uses to the south and east of the project site, there could be annoyances
experienced by residents with construction activities during the spring, summer and
early fall months. As a result, a mitigation measure is included to limit outdoor
construction activities of all types to 7:00 a.m. to 6:00 p.m. Monday through Saturday.
The impacts associated with construction will be short term and not cause a significant
impact with the inclusion of this mitigation measure.
Items 11.e, f The project site is located beyond two miles of the Nevada County airport
and is therefore not within the land use planning area for that airport. In addition,
there are no known private airstrips in proximity to Nevada City.
Mitigation Measures
MM X-1 Outdoor construction activities of all types shall be limited to 7:00 a.m. to
6:00 p.m. Monday through Saturday with no work on Sundays or Federal holidays.
Timing: MM X-1 shall be included as a note on the grading and construction
plans, as well as the final RAW.
Responsibility:

City Engineer to verify this requirement is included.

Impact Conclusion: The impacts associated with construction will be short term and not
cause a significant impact with the inclusion of MM X-1.
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XIII. POPULATION & HOUSING – Would the project:

Environmental Issue

a. Induce substantial population growth
in an area, either directly (for example,
by proposing new homes and
businesses) or indirectly (for example,
through extension of roads or other
infrastructure)?
b. Displace substantial numbers of
existing housing, necessitating the
construction of replacement housing
elsewhere?
c. Displace substantial numbers of
people, necessitating the construction of
replacement housing elsewhere?

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures

X

X

X

DiscussionItem XIII-a. At buildout, the project could generate a maximum of 145 people (based on
2.04 persons per household, source Nevada City Housing Element). The purpose of the
project is to increase the number of housing units that would be available to workers in
the area and provide affordable housing to meet the needs identified in the Housing
Element.
Items XIII-b. & c. The project will not displace any existing housing units or residents as the
site is unimproved.
Impact Conclusion: The residential project would not result in significant impacts on
population and housing and no mitigation measures are recommended.
XIV. PUBLIC SERVICES – Would the project result in substantial adverse physical impacts associated with the provision of new
or physically altered governmental services and/or facilities, the construction of which could cause significant environmental
impacts, in order to maintain acceptable service ratios, response times or other performance objectives for any of the public
services?
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Environmental Issue

Less Than
Potentially Significant Less Than
No
Significant
with
Significant
Impact
Impact
Mitigation Impact
Measures

a. Fire protection?

X

b. Police protection?

X

c. Schools?

X

d. Parks?

X

e. Other public services or facilities?

x

EXISTING SETTING:
For a small City, Nevada City provides a full range of services for its residents and visitors.
Police protection within the City is provided primarily by the Nevada City Police
Department. The Nevada City Police Department is located at City Hall and has 10
employees, including the Chief, one lieutenant and one sergeant, six patrol officers, and
one record clerk. Dispatch and detention facilities are provided under contract by the
Nevada County Sheriff’s Office.
The Nevada City Fire Department and the Nevada County Consolidated Fire District provide
fire protection services through a mutual aid agreement to the City and its sphere of
influence. These two agencies coordinate operations, including emergency response,
resource deployment and station operation and staffing, to provide coverage in the City,
the sphere and beyond. Both agencies are parties to the Nevada County Fire and
Emergency Services Joint Powers Agreement (JPA).
Nevada City owns and operates one large park and several small ones. The City’s premier
facility is Pioneer Park, a 15-acre multi-use area. The park includes two multi-use fields for
softball, tag football, soccer, and informal play), Little League field, two tennis courts, public
swimming pool, children’s playground, basketball courts, volleyball court, two picnic areas,
horseshoe pits, band shell, memorial grove, and community meeting hall (Seaman’s Lodge).
Calanan Park, at Broad and Union Streets has historic displays and benches, primarily used
by visitors to the downtown area. Robinson Plaza, another small park on Union Street,
features historic displays and public conveniences. The City also has approximately four
trails and one large open space in Deer Creek Environs. It also owns the 35-acre
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Hirschman’s Pond and the adjacent 50 acres. In addition, the City has recently completed
a connecting trail from the Indian Trails residential development through Hirschman’s Pond
to North Bloomfield Road as a City recreation amenity.
DISCUSSION:
Items XIV.a—e. The residential development project should not substantially affect
growth rates above the level already projected by the State Department of Finance.
While incremental increases in service will be necessary to serve the new 59 primary
dwelling units and 12 second dwellings, the project should have no significant impact
on services. The City of Nevada City is a full service City providing fire, police, parks.
Additionally, the City has adopted development mitigation fees for parks, fire
protection, police protection and roads to mitigate the cumulative impact of
development on these services. Local schools also have adopted mitigation fees in
accordance with state law. All new projects are required to pay these fees. Thus,
impacts from the tentative subdivision map and construction of residential units in the
future are expected to be less than significant.
The City Fire Department will review the final development plans to ensure that
minimum fire safe defensible space, fire flow and emergency access is provided.
Impact Conclusion: The residential development project would not result in significant
impacts on public services and no mitigation measures are recommended.

Initial Study & Checklist

91 of 106

The Grove
Initial Study & Checklist continued

XV. RECREATION – Would the project result in:

Environmental Issue

Less Than
Potentially Significant Less Than
No
Significant
with
Significant
Impact
Impact
Mitigation Impact
Measures

a. Would the project increase the use of
existing neighborhood and regional
parks or other recreational facilities such
that substantial physical deterioration of
the facility would occur or be
accelerated?
b. Does the project include recreational
facilities or require the construction or
expansion of recreational facilities which
might have an adverse physical effect on
the environment?

X

X

EXISTING SETTING: See discussion above in Section XIV.
Discussion:
Item XV a, b. See discussion above under item XIV. All Residential development increases
the need for recreational facilities. While the increased demand associated with the
development of up to 59 primary and 12 second residential units may generate
additional impacts on recreational services within the City, those impacts will be offset
by the payment of Recreation Mitigation fees. Because these fees are collected at the
time of a building permit, the incremental impacts are paid for as demand occurs.
Because those fees are established by City ordinance and will be included in conditions
of approval and paid at the time of issuance of a building permit, no further mitigation
is recommended.
Impact Conclusion: The residential development on this land would not result in
significant impacts on park and recreation facilities and no mitigation measures are
recommended.
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XVI. TRANSPORTATION & TRAFFIC – Would the project result in:

Environmental Issue

a. Conflict with an applicable plan,
ordinance or policy establishing
measures of effectiveness for the
performance of the circulation system,
taking into account all modes of
transportation including mass transit and
non-motorized travel and relevant
components of the circulation system,
including but not limited to intersections,
streets, highways and freeways,
pedestrian and bicycle paths, and mass
transit?
b. Conflict with an applicable congestion
management program, including, but not
limited to level of service standards and
travel demand measures, or other
standards established by the county
congestion management agency for
designated roads or highways?
c. Change in air traffic patterns, including
either an increase in traffic levels or a
change in location that results in
substantial safety risks?
d. Substantial increase in hazards due to
a design feature (e.g., sharp curves or
dangerous
intersections)
or
incompatible
uses
(e.g.,
farm
equipment)?

Less Than
Potentially Significant Less Than
No
Significant
with
Significant
Impact
Impact
Mitigation Impact
Measures

X

X

X

X

e. Inadequate emergency access?

X

f. Conflict with adopted policies, plans,
or programs regarding public transit,

X
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bicycle, or pedestrian facilities, or
otherwise decrease the performance or
safety of such facilities supporting
alternative transportation (e.g., bus
turnouts, bicycle racks)?
Existing Setting:
Providence Mine Road is a dead-end road that intersects with Zion Street and provides
access to a variety of office buildings, the Nevada City Tech Center and the former Thomson
Grass Valley complex. Access to the future residential development would occur just past
(west) of the road leading to the Thomson Grass Valley and Nevada City Tech Center
business parks and would be approximately .4 of a mile from the Zion Street intersection.
MM XV-1 from the 2010 Rezone Mitigated Negative Declaration stated: “The City of
Nevada City (co-applicant) shall coordinate with the Nevada County Transportation
Commission to ensure that level of service D standards are not exceeded on those
intersections referred to in the Gold Flat Corridor Study and the Providence Mine Road and
Nevada City Highway intersection. Once these various intersections approach LOS D, the
City and NCTC shall take the necessary steps to make the needed road improvements.” In
2010, the Providence Mine Road/Zion Street intersection functioned at LOS A average
throughout the day. Its worse turn movement was the A.M. peak hour which operated at
LOS D. Both the school traffic and P.M. peak hour operated at LOS C. In 2030, it was
projected to operate at LOS F for the A.M. peak hour and school P.M commute, while the
P.M. commute would operate at LOS D. The project will cumulatively contribute to the
reduction in LOS in the 2030 and beyond time frame. Since this intersection is not included
on the RTMF, its cumulative impact contribution may not be mitigated.”
DiscussionItems XV. a, b, d, e, f
This residential development would add an important mixed use
component to the two large employment centers (Thomson Grass Valley and Nevada
City Tech Center) and the office developments (Providence Park and Providence Plaza)
along Providence Mine Road, as well as bring more people to use the various businesses
in the Seven Hills District. Proximity to the two adjoining schools will also reduce
automobile trips. New residential development at this location would also use the
intersections of Ridge Road and Zion Street/Nevada City Highway.
The Nevada County Transportation Commission retained Omni-Means, Ltd. to prepare
The Gold Flat Corridor Study (March 2016) to evaluate the long-term operations for the
Highway 49 and Gold Flat/Ridge Road interchange. This study also considered the Ridge
Road/Zion Street/Nevada City Highway intersection. This study is the first one to
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address this interchange and corridor since the Dorsey Drive interchange was
completed and became operational and the 2008 Gold Flat Study Corridor study. In
general, The Dorsey Drive interchange has provided considerable relief at the Highway
49/Gold Flat/Ridge Road interchange as well as the Ridge Road, Zion Street/Nevada City
Highway intersection. The Gold Flat Road Interchange with State Route 20/49 (SR
20/49) is located in the southern end of the City of Nevada City. The corridor between
Hollow Way and Zion Street currently experiences congested conditions for short
durations during peak commute periods due to close intersection spacing. The
intersections analyzed as part of this study are the following:
1. Ridge Road/Nevada City Highway/Zion Street
2. Ridge Road/Zion Street
3. Ridge Road/Gold Flat Road/Lower Grass Valley Road/Searls Avenue
4. Gold Flat Road/SR 49 Southbound Ramps
5. Gold Flat Road/SR 49 Northbound Ramps
6. Gold Flat Road/Hollow Way
Improvement alternatives focus on reducing congestion and improving safety
conditions along the Gold Flat Road corridor to address future traffic volumes, while
providing improved safety and operations for all traffic modes, including bicycle and
pedestrian, traveling through the corridor. This study analyzes the volumes for Opening
Year (2020) conditions, Interim Year (2030) and Design Year (2040). This 0.3 mile long
corridor serves as a major thoroughfare in Nevada County serving residential,
commercial, industrial, and educational destinations.
Traffic operations have been quantified through the determination of Level of Service
(LOS). LOS is a qualitative measure of traffic measuring conditions, whereby a letter
grade "A" through "F" is assigned to an intersection or roadway segment representing
progressively worsening traffic conditions. LOS was calculated for different intersection
control types using the methods documented in the Highway Capacity Manual 2010
(HCM 2010). Consistent with the previously approved studies, LOS "D" was identified
as the appropriate target LOS for state facilities in the study area.
TABLE 1
EXISTING CONDITIONS PEAK HOUR OPERATIONS
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#

1

2

3

4

5

6

Intersection
Nevada City
Hwy/Zion
Street and
Ridge Road
Ridge Road
and Zion
Street
Gold Flat
Rd/Lower
Grass Valley
Rd/Searls
Ave
Gold Flat
Road and SR
49 SB
Ramps
Gold Flat
Road and SR
49 NB
Ramps
Gold Flat
Road and
Hollow Way

Control Target
Type 1,2 LOS

AM Peak
Hour
Delay LOS
6.0
A

PM Peak
Hour
Delay LOS
5.9
A

School PM
Peak Hour
Delay LOS
7.0
A

AWSC

D

AWSC

D

7.3

A

6.7

A

9.0

A

3WSC

D

11.1

B

13.1

B

13.3

B

1WSC

D

11.8

B

14.7

B

11.7

B

3WSC

D

6.7

A

6.3

A

7.1

A

TWSC

D

3.4

A

7.3

A

6.3

A

Notes:
1. AWSC = All Way Stop Control; TWSC = Two Way Stop Control; 3WSC = Three Way Stop
Control; 1WSC = One Way Stop C
2. LOS = Delay based on worst minor street approach for TWSC and 3WSC intersections,
average of all approaches for AWSC
Opening Year (2020)
Year 2020 was assumed to represent the Opening Year. Peak hour volumes were derived
for the Opening Year at the study intersections by applying a 1% uniform growth rate over
five years. Table 2 presents the Opening Year conditions service levels.
TABLE 2
OPENING YEAR PEAK HOUR OPERATIONS
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#
1

2

3

4

5

6

AM
Control Target
Hour
Intersection
Type 1,2 LOS
Delay
Nevada City AW SC D
6.2
Hwy/Zion
Street and
Ridge Road
Ridge
AW SC D
7.5
Road/Zion
Street
Gold
Flat 3WSC D
11.2
Rd/Lower
Grass Valley
Rd/Searls
Ave
Gold
Flat 1WSC D
12.2
Road/SR 49
SB Ramps
Gold
Flat 3WSC D
6.9
Road/SR 49
NB Ramps
Gold
Flat TWSC D
4.7
Road/Hollow
Way

Peak
LOS
A

Delay
6.2

LOS
A

School PM
Peak Hour
Delay LOS
8.0
A

A

6.8

A

8.2

A

B

14.1

B

12.7

B

B

19.5

C

15.1

C

A

6.8

A

6.9

A

A

6.8

A

5.8

A

PM Peak Hour

Notes:
1. AWSC = All Way Stop Control; TWSC = Two Way Stop Control; 3WSC = Three Way Stop
Control; 1WSC = One Way Stop Control
2. LOS = Delay based on worst minor street approach for TWSC and 3WSC intersections,
average of all approaches for AWSC
Interim Year (2030)
A straight line methodology was utilized to interpolate Interim Year (Year 2030) volumes
between the Opening Year (Year 2020) and the Design Year (Year 2040) volumes. Table 3
presents the Interim Year conditions service levels.
TABLE 3
INTERIM YEAR PEAK HOUR OPERATIONS (2030)
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#

2

3

4

5

6

AM
Peak PM
Peak School PM
Control Target
Hour
Hour
Peak Hour
Intersection
Type 1,2 LOS
Delay LOS Delay LOS Delay LOS
Nevada City AW SC
D
6.4
A
7.3
A
9.4
A
Hwy/Zion
Street and
Ridge Road
Ridge
AW SC
D
8.5
A
7.5
A
9.5
A
Road/Zion
Street
Gold
Flat 3WSC
D
14.1
B
32.5
D
28.4
D
Rd/Lower
Grass Valley
Rd/Searls
Ave
Gold
Flat 1WSC
D
16.7
C
35.5
E
39.9
E
Road/SR 49
SB Ramps
Gold
Flat 3WSC
D
7.5
A
8.5
A
9.8
A
Road/SR 49
NB Ramps
Gold
Flat TWSC
D
4.7
A
9.6
A
7.2
A
Road/Hollow
Way

Notes:
1. AWSC = All Way Stop Control; TWSC = Two Way Stop Control; 3WSC = Three
Way Stop Control; 1WSC = One Way Stop Control
2. LOS = Delay based on worst minor street approach for TWSC and 3WSC
intersections, average of all approaches for AWSC
As shown in Table 3, the intersection of Gold Flat Road and State Route 49 Southbound
ramps is projected to operate at unacceptable LOS.
Design Year (2040)
The Nevada County Transportation Commission has updated the Nevada County’s and
City’s Travel Demand Models (November 2014). Within the updated version of the Nevada
County Transportation Commission TDM, the forecast year is 2035. For the purpose of this
report, year 2040 volumes were derived by applying a 20% linear growth increase from the
existing counts, based on the growth presented in the NCTC TDM. The forecasts also
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include growth from the development of anticipated projects, retail uses in the northwest
portion of the interchange and recreational uses in the northeast area of the interchange.
Table 4 presents the Design Year conditions service levels.
TABLE 4
DESIGN YEAR PEAK HOUR OPERATIONS (2040)

#

1

2

3

4

5

6

Intersection
Nevada City
Hwy/Zion
Street and
Ridge Road
Ridge Road
and Zion
Street
Gold Flat
Rd/Lower
Grass Valley
Rd/Searls
Ave
Gold Flat
Road/SR 49
SB Ramps
Gold Flat
Road/SR 49
NB Ramps
Gold Flat
Road /
Hollow Way

AM Peak
Hour
Delay LOS

PM Peak
Hour
Delay LOS

School PM
Peak Hour
Delay LOS

Control
Type 1,2

Target
LOS

AW SC

D

8.8

A

8.5

A

27.6

D

AW SC

D

11.3

B

9.4

A

12.7

B

3WSC

D

23.5

C

133.5

F

125.0

F

1WSC

D

42.5

E

123.2

F

163.4

F

3WSC

D

9.6

A

11.7

B

13.5

B

TWSC

D

5.1

A

13.7

B

11.2

B

Notes:
1. AWSC = All Way Stop Control; TWSC = Two Way Stop Control; 3WSC = Three Way Stop
Control; 1WSC = One Way Stop Control
2. LOS = Delay based on worst minor street approach for TWSC intersections, average of
all approaches for AWSC
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As shown in Table 4, above, the intersection of Gold Flat Road and State Route 49
Southbound Ramps and Gold Flat Road and Lower Grass Valley Road/Searls Avenue are
projected to operate at unacceptable LOS.
This study included analysis of four potential improvement alternatives for the study
corridor.
 Stop-Control Improvements
 6-Leg Roundabout Alternative
 4-Leg Roundabout Alternative
 Signal Alternative
Recommendations
The Stop-Control Alternative will provide improved operations through the corridor for the
next 15 years, approximately. This alternative would require substantially less cost to
construct than the roundabout alternative and may result in fewer right-of-way impacts to
adjacent property. However, it will not meet demands for the Design Year and further
improvements will be necessary at that time. This alternative is recommended only as an
interim improvement. The 6-Leg Roundabout Alternative is projected to provide
acceptable operations beyond the Design Year. Factors to consider when selecting the
preferred project alternative should include construction cost, right of way impacts, and
public input. Further analysis will be needed to determine exact roundabout configuration
and location based on the criteria stated above. The 4-Leg Roundabout Alternative is not
projected to provide acceptable operations under Design Year conditions and therefore is
not recommended. The Signal Alternative is not projected to provide acceptable
operations under Design Year conditions and therefore is not recommended. The City has
recently improved pedestrian infrastructure on the north side of Ridge Road by adding a
sidewalk from Zion Street to Searls Avenue. To continue with the City’s pedestrian
connectivity initiative, the existing sidewalk across the Gold Flat Road overcrossing would
require relocation to the north side of the structure
In order to mitigate the cumulative effects of growth to the year 2030, the Gold Flat
Corridor Study proposes construction of roundabouts for the freeway interchange and
minor improvements to the already upgraded Ridge/Zion intersection. The study
recommends a large single lane roundabout with a 145-foot outside diameter to serve the
westbound freeway ramps and the Searls Avenue/Lower Grass Valley Road intersection.
Together, these improvements are projected to allow for acceptable levels of service.
Highway 20/49 Southbound Ramp and Ridge Road – The 1995 LOS was B and the projected
LOS to the year 2020 is C. (The RTP notes, “Analyzed separately, the SB Ramp at Ridge Road
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operates at LOS B currently and will operate at LOS C in the future. The NB Ramp at Ridge
Road when analyzed separately operates at LOS C currently and will operate at LOS E in the
future. However, when these intersections are analyzed along with the other intersections
in this segment they both drop to LOS D at both locations and go to LOS E in 2020.”) With
improvements, this intersection could operate at LOS B. This project is included in the
current RTP with funding coming from the State Transportation Commission and local,
countywide, mitigation fees.
Providence Mine Road/Zion street intersection
Based on The Gold Flat Corridor Study (March 2016) Omni Means concludes that no
improvements are required to the Ridge Road/Zion Street/Nevada City Highway
intersection at least until 2040 (Design Year). In the meantime that intersection will
operate within LOS A with the current all way stop control, assuming other improvements
(roundabouts) are made to intersections closer to Highway 49. Those other improvements
are included on the regional transportation plan and will be funded through, state and local
transportation funds, including the regional transportation road mitigation fees that all
projects pay.
In response to the project distribution, the Regional Transportation staff offered the
following comments regarding the Grove subdivision: “Comparing the proposed land-use
with that included in the 2014 Nevada County Transportation Commission Regional Traffic
Model, we have determined that the project would add approximately an additional 40
trips during the PM peak hour to Providence Mine Road and the Providence Mine
Road/Zion Street intersection. This additional traffic will not change the planned
configuration of any regional improvement project in the area (i.e. Improvements at the
Gold Flat Interchange). Therefore, the only regional mitigation that we would recommend
is payment of the Regional Transportation Mitigation Fee that is in effect.
Item XV. c. There are no airports in the immediate vicinity such that this residential project
would cause a change in air traffic patterns. The project is not within the influence
area of the Nevada County airport.
Impact Conclusion: The project will not generate any significant impacts on
transportation and traffic and therefore no mitigation measures are required beyond the
standard regional traffic mitigation fees.
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XVI. UTILITIES & SERVICE SYSTEMS – Would the project:

Environmental Issue

a.
Exceed wastewater treatment
requirements of the applicable Regional
Water Quality Control Board?
b. Require or result in the construction of
new water or wastewater treatment
facilities or expansion of existing
facilities, the construction of which could
cause significant environmental effects?
c. Require or result in the construction of
new storm water drainage facilities or
expansion of existing facilities, the
construction of which could cause
significant environmental effects?
d. Have sufficient water supplies
available to serve the project from
existing entitlements and resources, or
are new or expanded entitlements
needed?
e. Result in a determination by the
wastewater treatment provider which
serves or may serve the project that it
has adequate capacity to serve the
project’s projected demand in addition
to the provider’s existing commitments?
f. Be served by a landfill with sufficient
permitted capacity to accommodate the
project’s solid waste disposal needs?
g. Comply with federal, state, and local
statutes and regulations related to solid
waste?

Less Than
Potentially Significant Less Than
No
Significant with
Significant
Impact
Impact
Mitigation Impact
Measures
X

X

X

X

X

X

X

EXISTING SETTING
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Public Water Service within the City of Nevada City and within its October, 2008, Sphere of
Influence is provided via three different sources. The City of Nevada City provides treated
water service to the majority of the original City townsite. The Nevada Irrigation District
(NID) generally provides treated water service to lands annexed in the last 30 years. Lands
outside the urban service area and beyond NID service rely on individual private wells. In
general, absent major annexations and general plan amendments that will substantially
increase development density and/or intensity, both entities have adequate water to
accommodate projected growth. The project will be served by NID from its Elizabeth
George Water Treatment Plant. It currently has a capacity of 16.2 MGD. There are
currently 5,640 connections with a planned capacity of 12, 260 connections. The plant will
not need to expand until at least 2030 (Chip Close, NID Operations Manager, 2016)
Nevada City operates its own sewer treatment plant pursuant to California Regional Water
Control Board treatment and discharge requirements. The City’s treated effluent is
discharged into Deer Creek. As the uppermost treatment plant in its watershed, the City
is held to a standard applicable to pristine streams by State water quality authorities. In
addition to the City’s own monitoring of its intake and effluent, Friends of Deer Creek
monitors water quality in Deer Creek.
The state permitted waste water treatment plant dry-weather flow capacity is .69 mgd
(million gallons per day). Actual dry weather flow is .375 mgd or 54.3 percent of the flow
allowed by the state permit as measured by average daily flows over the six-month period
of May through October during the 2007 summer season. System demand is expected to
increase from the current total of 1,400 connections to almost 1,800 in the 2023 horizon,
a population increase of approximately 700. This correlates with an increase in treatmentplant capacity utilization from 55 percent to approximately 80 percent. This growth
projection is for treatment plant capacity planning purposes only. The actual growth rate
in the City is expected to be much less.
DISCUSSION:
Items XVI. a, e.
The most recent sewer plant upgrade was completed in 2007. The
sewer service area includes the entire City limits along major roads and in drainages.
Due to major collection system upgrades, provision of service to most areas within the
2008 City sphere of influence will simply entail main line extensions from current
terminal points. According to the 2005 LAFCo Municipal Service Review, the City sewer
treatment plant has adequate permitted capacity to serve its needs through at least
2023, where plant capacity will reach approximately 80 percent. Sewer service is
available to the subject site through trunk lines that serve Nevada City Tech Center and
the Thomson Grass Valley industrial developments to the north.
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Items XVI. b, d Similarly, the City’s water system includes water service provided by NID
and the City includes water service provided by NID and the City of Nevada City.
Collectively these two water systems have adequate capacity to serve all lands within
the 2008, Sphere of Influence to at least until 2023. The City budgets incremental
upgrades to its sewer collection system every year to minimize surface water inflow into
the system. Only minor upgrades are required to the City’s water and sewer collection
system. Water service is available through the Nevada Irrigation District to the subject
site from main lines that serve Nevada City Tech Center and the Thomson Grass Valley
light industrial developments to the north.
Items XVI. c The City uses surface drainage facilities. All projects are required to install
required detention and treatment facilities to reduce peak hour flows into the drainage
system. The general plan amendment and rezone will not result in an increase of
surface water flows beyond levels projected in the current land use plan.
Items XVI. f, g.
The general plan amendment and rezone is not anticipated to result in
substantial solid waste production. Solid waste is collected by Integrated Waste
Management, disposed of at the Nevada County McCourtney Road Transfer Station and
then hauled to a permitted sanitary landfill in Nevada.
Items XVI. h.
Telephone and other communication systems are already in place in
Nevada City. Any incremental expansion can be accommodated from the existing
system in the vicinity of the project area.
Impact Conclusion: The adoption of the general plan amendment and rezone of this 12.9
acres would not result in significant impacts on utilities or the expansion thereof and no
mitigation measures are recommended
E. MANDATORY FINDINGS OF SIGNIFICANCE:

Environmental Issue
1. Does the project have the potential to degrade the
quality of the environment, substantially reduce the habitat
of a fish or wildlife species, cause a fish or wildlife
population to drop below self-sustaining levels, threaten to
eliminate a plant or animal community, reduce the number
or restrict the range of a rare or endangered plant or animal
or eliminate important examples of the major periods of
California history or prehistory?
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2. Does the project have impacts that are individually limited,
but
cumulatively
considerable?
(“Cumulatively
considerable” means that the incremental effects of a
project are considerable when viewed in connection with the
effects of past projects, the effects of other current projects,
and the effects of probable future projects.)

X

3. Does the project have environmental effects, which will
cause substantial adverse effects on human beings, either
directly or indirectly?

X

F. OTHER RESPONSIBLE AND TRUSTEE AGENCIES whose approval is required:
California Department of Fish and Wildlife
California Department of Forestry
California Department of Health Services
California Department of Toxic Substances
California Department of Transportation
California Integrated Waste Management Board

Local Agency Formation Commission
National Marine Fisheries Service
Tahoe Regional Planning Agency
U.S. Army Corp of Engineers
U.S. Fish and Wildlife Service
California Department of Conservation,
Mines and Geology Board

California Regional Water Quality Control Board

G. DETERMINATION – The Advisory Review Committee finds that:
Although the proposed project COULD have a significant effect on the environment, there
WILL NOT be a significant effect in this case because the mitigation measures described
herein have been added to the project. A MITIGATED NEGATIVE DECLARATION will be
prepared.

Signature

Date

H. SUPPORTING INFORMATION SOURCES: The following public documents were utilized
and site-specific studies prepared to evaluate in detail the effects or impacts associated
with the project. This information is available for public review, Monday through Friday,
8 a.m. to 5 p.m., at City Hall, 317 Broad Street, Nevada City CA
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 Champion Trails Planned Community Environmental Impact Report, December,
1979
 Grass Valley Group EIR, February, 1984
 Initial Study/Negative Declaration City of Nevada City General Plan Amendment
and rezone of 12.9 acres on Providence Mine Road, Nevada City, January 12, 2011
 Nevada County Geographic Information regarding Mineral Land Classification.
 California Surface Mining and Reclamation Policies and Procedures, Guidelines for
Classification and Designation of Mineral Lands
 Surface Mining and Reclamation Act, Revised 2007
 SR-164 Mineral Classification study for Nevada County, State Mining and Geology
Board, 1990

Northern Sierra Air Quality Management District’s Guidelines for Assessing and
Mitigating Air Quality Impacts of Land Use Projects, 2009
 Preliminary Soils Report for Nevada City Tech Center Housing Area, Holdrege and
Kull, , July 26, 2010
 Geotechnical Engineering Report, The Grove at Nevada City, Holdrege and Kull, ,
June 10, 2014
 Removal Action Work Plan, The Grove at Nevada City, Holdrege and Kull,
September, 21, 2015
 Nevada City Sphere of Influence Plan, 2008
 Biological Inventory, Costella Environmental Consulting, November, 2016
 Archaeological Survey, Site Inspection and Mitigation Recommendations, Nevada
City Tech Center, The Genesis Society, November 15, 2013 ,
 Department of Toxic Substances Control, Comments on Draft Final Action
Workplan and Administrative Initial study, The Grove at Nevada City, November
10, 2016
 CalEEMod Mitigation Report
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