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1.0 INTRODUCTION 
 
This Final Environmental Impact Report (EIR) contains public and agency comments received 
during the public review period of the Johnson Rancho and Hop Farm Annexation Draft EIR. This 
document has been prepared by the City of Wheatland, as lead agency, in accordance with the 
California Environmental Quality Act (CEQA) and the CEQA Guidelines Section 15132. The 
Introduction and List of Commenters chapter of the Final EIR discusses the background of the Draft 
EIR and the organization of the Final EIR, lists the comment letters received on the Draft EIR, and 
discusses recirculation. 
  
1.1 BACKGROUND 
 
The Johnson Rancho and Hop Farm Annexation Draft EIR was prepared as a program-level EIR, 
which, according to CEQA, requires a discussion of a series of actions, rather than an individual 
action, that can be characterized as one large project. A program-level EIR is appropriate for the 
proposed project because only program-level entitlements are proposed at this time. At such time in 
the future that specific project-level applications are submitted to the City, additional review and 
discretionary project-level approvals would be required, including Stage 2 Development Plans and 
tentative maps. The Draft EIR identified potential impacts and mitigation measures that would be 
required to be implemented with future development applications. The following environmental 
analysis chapters are contained in the Johnson Rancho and Hop Farm Annexation Draft EIR: 
 

 Aesthetics; 
 Land Use and Agricultural Resources; 
 Transportation and Circulation; 
 Air Quality and Climate Change;  
 Noise; 
 Biological Resources; 
 Archaeological and Historical Resources; 
 Geology and Soils; 
 Hazards and Hazardous Materials; 
 Hydrology and Water Quality; 
 Mineral Resources; 
 Population, Employment, and Housing; and 
 Public Services and Utilities. 

 
The City of Wheatland used the following methods to solicit public input on the Draft EIR: a Notice 
of Preparation (NOP) for the Draft EIR was released for a 30-day review from August 29, 2008 to 
September 29, 2008. In addition, a public scoping meeting was held on September 17, 2008 for 

1 INTRODUCTION AND LIST OF COMMENTERS 
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further discussion and comments regarding the Draft EIR. A Notice of Availability of the Draft EIR 
was distributed from June 1, 2011 to July 15, 2011 to applicable public agencies, responsible 
agencies, and interested individuals. Copies of the document were made available at the City of 
Wheatland Planning Department located at 111 C Street, Wheatland, California 95692. 
 
1.2 ORGANIZATION OF THE FINAL EIR 
 
The Final EIR is organized into the following chapters: 
 
1. Introduction and List of Commenters 
Chapter 1 provides an introduction and overview of the document, describing the background and 
organization of the Final EIR. Chapter 1 also provides a list of commenters who submitted letters in 
response to the Draft EIR. 
 
2. Revisions to the Draft EIR Text  
Chapter 2 is intended to summarize changes made to the Draft EIR text either in response to 
comment letters or minor staff edits that do not change the intent or content of the analysis or 
effectiveness of mitigation measures. 
  
3. Responses to Comments  
Chapter 3 presents all of the comment letters received and responses to each comment. Each 
comment letter received has been numbered at the top and then bracketed to indicate how the letter 
has been divided into individual comments. Each comment is given a number with the letter number 
appearing first, followed by the comment number. For example, the first comment in Letter 1 would 
have the following format: 1-1.  
 
4. Mitigation Monitoring and Reporting Program  
The CEQA Guidelines require lead agencies to adopt a program for monitoring the mitigation 
measures required to avoid the significant environmental impacts of a project. The intent of the 
Mitigation Monitoring and Reporting Program (MMRP) is to prescribe and enforce the proper and 
successful implementation of the mitigation measures as identified within the EIR for the Johnson 
Rancho and Hop Farm Annexation project. 
 
1.3 LIST OF COMMENTERS 
 
The City of Wheatland received 18 comment letters during the open comment period on the 
Draft EIR for the proposed project. In addition, one comment letter that was received after the 
open comment period is included in this EIR. The comment letters were authored by the 
following representatives of local agencies and groups, as well as other interested parties: 
 
Agency 
 

Letter 1  ......................... Genevieve Sparks, California Regional Water Quality Control Board 
Letter 2 ................................................................ John M. Lowrie, Department of Conservation 
Letter 3 ............ Michael Johnson, Placer County Community Development/Resource Agency 
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Letter 4 ................................... Michelle White, Placer County Department of Facility Services 
Letter 5 ...................................................................... Moses Stites, Public Utilities Commission 
Letter 6 ............................................................................................. Kevin Mallen, Yuba County 
Letter 7 ........................... John Benoit, Yuba Local Agency Formation Commission (LAFCO) 
Letter 8 .......................................... Scott Morgan, Governor’s Office of Planning and Research 
Letter 9 ................................................................................................... Eric Fredericks, Caltrans 

 
Group 
 

Letter 10 ..................................................... Cory D. Wilkins, The Archaeological Conservancy 
Letter 11  ............................................... Ren Reynolds, Enterprise Rancheria EPA Department 

 
Individual 
 

Letter 12 ........................................................................................................................ Greg Soliz 
Letter 13 ................................................................ Jack Gilbert, Bear River Walnut Ranch LLC 
Letter 14 ...................................................................... James R. Janz, Sideman & Bancroft LLP 
Letter 15 ................................................................................................... Janice and Perrie Costa 
Letter 16 .............................................................................................................. Lois Stephenson 
Letter 17 ................................................................................................................ Tom Bookholtz 
Letter 18 .......................................................................... Alyssa Lindman and William Appleby 

 
Late Comment Letter 
 

Letter 19 .................................................. James Herota, Central Valley Flood Protection Board 
 
1.4 RECIRCULATION 
 
The CEQA Guidelines Section 15088.5(a) require recirculation of an EIR when significant new 
information is added to the EIR after public notice is given of the availability of the Draft EIR for 
public review, but before certification. New information is not “significant” unless the EIR is 
changed in a way that deprives the public of a meaningful opportunity to comment upon a 
substantial adverse environmental effect of the project or a feasible way to mitigate or avoid such 
an effect that the project’s proponents have declined to implement. CEQA Guidelines Section 
15088.5(a) (1) through (4) state that “significant new information” requiring recirculation include a 
disclosure showing the following:  
 

(1) A new significant environmental impact would result from the project or from a new 
mitigation measure proposed to be implemented;  

 
(2) A substantial increase in the severity of an environmental impact would result unless 

mitigation measures are adopted that reduce the impact to a level of insignificance;  
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(3) A feasible project alternative or mitigation measure considerably different from others 
previously analyzed would clearly lessen the significant environmental impacts of the 
project, but the project’s proponents decline to adopt it; and/or  

 
(4) The Draft EIR was so fundamentally and basically inadequate and conclusory in nature that 

meaningful public review and comment were precluded. 
 
Because this Final EIR does not result in the identification of any new significant environmental 
impacts, a substantial increase in the severity of an environmental impact, or disclosure showing any 
of the above, this Final EIR does not contain “significant new information,” and recirculation of the 
Draft EIR is not required prior to approval. 
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2.0    INTRODUCTION 
 
The Revisions to the Draft EIR Text chapter presents all of the revisions made to the Draft EIR 
in response to comments received or minor staff initiated edits. It should be noted that the 
following revisions do not change the intent or content of the analysis or effectiveness of 
mitigation measures presented in the Draft EIR. 
 
2.1    DESCRIPTION OF CHANGES 
 
New text is double underlined and deleted text is struck through. Text changes are presented in 
the page order in which they appear in the Draft EIR. 
 
2. EXECUTIVE SUMMARY 
 
Based on changes made within the chapters of the Draft EIR, Table 2-1, beginning on page 2-1 
of the Draft EIR, is hereby revised as follows: 
 

2 REVISIONS TO THE DRAFT EIR TEXT 
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TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation Mitigation Measures

Level of 
Significance 

After 
Mitigation

4.1 Aesthetics 
4.1-1 Impacts related to scenic vistas 

and altering of the existing visual 
character of the project site. 

S None feasible. SU 

4.1-2 Impacts related to light and glare. LS None required. N/A 
 

4.1-3 Long-term impacts to the visual 
character of the region from the 
proposed project in combination 
with existing and future 
developments in the Wheatland 
area. 

S None feasible. SU 

4.2 Land Use and Agricultural Resources 
4.2-1 Compatibility with surrounding 

agricultural operations. 
 

S 4.2-1 The project applicant shall inform and notify prospective 
buyers in writing, prior to purchase, about existing and 
on-going agriculture activities in the immediate area in 
the form of a disclosure statement. The notifications 
shall disclose that the Wheatland area is an agriculture 
area subject to ground and/or aerial applications of 
chemical pesticides, fertilizers, and other chemicals, and 
early morning or nighttime farm operations, which may 
create noise, dust, et cetera, and provide that such 
agricultural operations shall not be considered a 
nuisance. The language and format of such notification 
shall be reviewed and approved by the City Attorney and 
the Agricultural Commissioner prior to recording the 
first final map. Each disclosure statement shall be 

SU 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

NI = No Impact; N/A = Not Applicable; LS = Less‐than‐Significant; S = Significant PS = Potentially Significant; SU = Significant and Unavoidable 
 
 

Chapter 2 – Revisions to the Draft EIR Text 
2 - 3 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation Mitigation Measures

Level of 
Significance 

After 
Mitigation

acknowledged with the signature of each prospective 
property owner and shall be recorded with the deed of 
each property, in accordance with California Civil Code 
§ 1103.4. 

4.2-2 Compatibility with surrounding 
residential uses. 

LS None required. N/A 

4.2-3 Consistency with the Wheatland 
General Plan.  

LS None required. N/A 

4.2-4 Consistency with existing zoning. LS None required. N/A 
4.2-5 Consistency with Yuba County 

LAFCo Standards. 
LS None required. N/A 

4.2-6 Increases in the intensity of land 
uses in the region due to the 
proposed project and all other 
projects in the Wheatland area. 

LS None required. N/A 

4.2-7 Conversion of Prime Farmland to 
urban uses. 

S 4.2-7  Prior to recording any final map for portions of the 
project site located on Prime Farmland, the project 
applicant shall obtain and dedicate a conservation 
easement for the purposes of ensuring continued 
agricultural viability of lands equal in acreage to the 
amount of land removed from agricultural operation 
within the project site. The lands covered within this 
easement or easements shall be within Yuba County, and 
shall have equal or greater ratings under the Soil 
Classification System of the California Department of 
Conservation or its equivalent in the event that a 
County-wide program is developed. This easement shall 

SU 
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Impact 

Level of 
Significance 

Prior to 
Mitigation Mitigation Measures

Level of 
Significance 

After 
Mitigation

remain in effect in perpetuity and shall be dedicated to 
Yuba County or a non-profit agricultural conservation 
association approved by the County. The location and 
amount of agricultural acreage would also be subject to 
the review and approval of the City Council. 

4.2-8 Cumulative loss of agricultural 
land. 

S 4.2-8 Implement Mitigation Measure 4.2-7. SU 

4.3 Transportation and Circulation 
4.3-1 The addition of the approximately 

224,062 new daily trips that 
would result with implementation 
of the Johnson Rancho and Hop 
Farm Annexation project would 
greatly exceed the capacity of the 
existing City of Wheatland 
roadway network. 

S Hop Farm 
 
4.3-1(a) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Hop Farm area: 

 
“In conjunction with the submittal of each Tentative 
Map, the applicant(s) shall pay the City’s Traffic Impact 
Fees in force at the time of application, as determined by 
the City Engineer.” 

 
 Compliance with this condition shall be ensured by the 

City Engineer. 
 

Johnson Rancho 
 

4.3-1(b) In conjunction with the submittal of the first zoning or 
tentative map application for any development within the 
Johnson Rancho portion of the project, the project 

SU 
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Significance 
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applicant(s) shall provide funding to the City for the 
preparation of an updated Traffic and Circulation 
Master Plan for the Johnson Rancho and Hop Farm 
Annexation area. The updated Traffic and Circulation 
Master Plan shall evaluate and identify the potential 
traffic impacts and the future street and circulation 
system improvements necessary to mitigate said traffic 
impacts. These street and circulation system 
improvements could include, but would not be limited to, 
the following improvements: 

 
 Widen SR 65 to four lanes in the area between the 

Northern Ring Road and the Wheatland 
Expressway; 

 Construct the Ring Road crossing over the UPRR;  
 Construct the Wheatland Expressway as a four-

lane freeway facility; 
 Widen Spenceville Road from planned four lanes to 

six lanes from Ring Road to Wheatland 
Expressway; 

 Widen Spenceville Road to six lanes from 
Wheatland Expressway to B Street; 

 Widen Spenceville Road to four lanes from B Street 
to F Street; 

 Improve Spenceville Road to a two-lane standard 
arterial street from F Street to Camp Far West 
Road; 
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 Prior to approval of any Tentative Map(s) that 
would include the following roadways, the 
Tentative Map(s) shall include the following street 
sections: 

 A Street – indicate five lanes from Ring 
Road to C Street; 

 A Street – indicate three lanes from 
Spenceville Road to C Street; 

 C Street – indicate four lanes from A Street 
to C Street (eastern portion); 

 C Street – indicate three lanes from C 
Street (eastern portion) to F Street; 

 Widen the planned Ring Road from a four-lane 
arterial to a five-lane divided arterial from 
Spenceville Road to McDevitt Road; 

 Construct necessary improvements to the 
Spenceville Road / Ring Road intersection; 

 Construct a partial cloverleaf interchange on 
Spenceville Road at the Wheatland Expressway; 

 Construct an interim at-grade A Street / Wheatland 
Expressway intersection; 

 Construct a grade separation over the Wheatland 
Expressway at A Street; and 

 Install traffic signals at the following five 
intersections: Spenceville Road / A Street; 
Spenceville Road / B Street; Spenceville Road / D 
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Prior to 
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Level of 
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Mitigation

Street; Spenceville Road / F Street; and A Street / 
C Street. Traffic signals shall be constructed when 
warranted, either as a condition of individual 
development proposals or by the City. 
 

In addition, the project applicant(s) shall provide 
funding to the City for the preparation of an update to 
the City’s Traffic Impact Fee Program, based on the 
findings of the updated Traffic and Circulation Master 
Plan.  
 
The updated Traffic and Circulation Master Plan and 
updated Traffic Impact Fee Program must be completed 
and adopted by the City Council prior to recording the 
final subdivision map for the project. The revised Traffic 
Impact Fee shall be collected from each project 
applicant within the Johnson Rancho portion of the 
project at the time of issuance of each building permit, 
unless otherwise provided by a Development Agreement 
entered into between the City and the project 
applicant(s). 
 

4.3-1(c) Any project applicant within the Johnson Rancho 
annexation area shall be responsible for their project’s 
fair share of all feasible physical improvements necessary 
and available to reduce the severity of the project’s 
significant traffic-related impacts within the City of 
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Significance 
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Wheatland and its Sphere of Influence, as determined in 
the updated Traffic and Circulation Master Plan, and 
consistent with the polices and exceptions set forth in the 
Wheatland General Plan. In cases where the project’s fair 
share contribution is identified, the share will be based on 
the project’s relative contribution to traffic growth. 

 
The project’s contribution toward such improvements may 
take any or some combination of the following forms: 
 

1. Construction of roads and related facilities within 
and adjacent to the boundaries of the project, 
which may be subject to fee credits and or 
reimbursement, coordinated by the City, from other 
fee-paying development projects if available. 

2. Construction of roads, road improvements or other 
transportation facilities outside of the project 
boundaries but within the incorporated Wheatland 
limits, subject in some instances to fee credit 
against other improvements necessitated by the 
project or future reimbursement, coordinated by 
the City, from other fee-paying development 
projects. 

3. The payment of impact fees to the City of 
Wheatland in amounts that constitute the project’s 
fair share contributions to the construction of 
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transportation facilities to be built or improved 
within the City, consistent with the City’s updated 
Traffic Impact Fee Program. 

4.3-2  Development of the proposed 
project would increase the volume 
of traffic over the UPRR until the 
Ring Road and Wheatland 
Expressway are constructed. 

S Hop Farm 
 
4.3-2(a) Implement Mitigation Measure 4.3-1(a). 

 
Johnson Rancho 
 
4.3-2(b) Implement Mitigation Measures 4.3-1(b) and 4.3-1(c). 

SU 

4.3-3  Development of the proposed 
project would add traffic to the 
portion of SR 65 from Wheatland’s 
northern Ring Road intersection to 
the Wheatland Expressway.  

S Hop Farm 
 
4.3-3(a) Implement Mitigation Measure 4.3-1(a). 

 
Johnson Rancho 
 
4.3-3(b) Implement Mitigation Measures 4.3-1(b) and 4.3-1(c). 

SU 

4.3-4 Development of the proposed 
project would add traffic to the 
Wheatland Expressway. 

S Hop Farm 
 
4.3-4(a) Implement Mitigation Measure 4.3-1(a). 

 
Johnson Rancho 
 
4.3-4(b) Implement Mitigation Measures 4.3-1(b) and 4.3-1(c). 

SU 

4.3-5 Development of the proposed 
project would increase the volume 
of traffic on Spenceville Road 

S Hop Farm 
 
4.3-5(a)  Implement Mitigation Measure 4.3-1(a). 

SU 
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Significance 
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from the planned Ring Road 
intersection east over the 
Wheatland Expressway to Camp 
Far West Road. 

Johnson Rancho 
 

4.3-5(b) Implement Mitigation Measures 4.3-1(b) and 4.3-1(c). 

4.3-6 Development of the proposed 
project would result in LOS E or 
worse conditions on A Street and 
C Street within the proposed 
project area. 

S Hop Farm 
 
4.3-6(a)  Implement Mitigation Measure 4.3-1(a). 
 
Johnson Rancho 

 
4.3-6(b) Implement Mitigation Measures 4.3-1(b) and 4.3-1(c). 

SU 

4.3-7  Development of the proposed 
project would increase traffic at the 
Spenceville Road / NB Wheatland 
Expressway intersection, and the 
LOS at this intersection would drop 
to LOS E. 

S Hop Farm 
 
4.3-7(a)  Implement Mitigation Measure 4.3-1(a). 
 
Johnson Rancho 

 
4.3-7(b) Implement Mitigation Measures 4.3-1(b) and 4.3-1(c). 

SU 

4.3-8 Development of the proposed 
project would result in LOS F 
conditions at the proposed 
Wheatland Expressway / A Street 
intersection. 

S Hop Farm 
  
4.3-8(a)  Implement Mitigation Measure 4.3-1(a). 
 
Johnson Rancho 

 
4.3-8(b) Implement Mitigation Measures 4.3-1(b) and 4.3-1(c). 

SU 

4.3-9 Development of the proposed 
project would result in various 

S Hop Farm 
 

SU 
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intersections in the area of the 
proposed project eventually 
carrying traffic volumes that would 
satisfy warrants for signalization. 

4.3-9(a)  Implement Mitigation Measure 4.3-1(a). 
 
Johnson Rancho 
 
4.3-9(b) Implement Mitigation Measures 4.3-1(b) and 4.3-1(c). 

4.3-10 Development of the proposed 
project would generate new 
pedestrian and bicycle traffic 
within the project area and on 
existing City of Wheatland streets. 

PS 4.3-10 In conjunction with the submittal of the first zoning or 
tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, the 
project applicant(s) shall prepare a Bicycle and 
Pedestrian Plan for the annexation area, and identified 
facilities shall be constructed by development in the plan 
area. The plan shall include Class I bicycle paths along 
Spenceville Road. Prior to approval of the first Tentative 
Map within the Johnson Rancho and Hop Farm 
Annexation area, the project applicant(s) shall fund the 
preparation of the Bicycle and Pedestrian Master Plan. All 
subsequent development applications in the project area 
shall demonstrate consistency with this plan.  

LS 

4.3-11 Development of the proposed 
project could result in the demand 
for expanded transit services. 

PS 4.3-11 In conjunction with the submittal of the first zoning or 
tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, the 
project applicant(s) shall consult Yuba-Sutter Transit 
regarding transit stop planning for both the Johnson 
Rancho and Hop Farm properties. The Stage One 
Development Plans for the Hop Farm and Johnson 
Rancho properties shall discuss and illustrate the location 
of planned transit stops for each development, for review 

LS 
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and approval by the City Engineer and Yuba-Sutter 
Transit.  

4.3-12 Development of the proposed 
project would add traffic to 
roadways in the extended region 
(i.e., Yuba County and Placer 
County), potentially increasing the 
LOS on these roadways to a level 
that exceeds existing thresholds. 

S 4.3-12  At the time of submittal of the first tentative map 
application within the Johnson Rancho and Hop Farm 
Annexation area, if the City of Wheatland is a 
participant in any new Yuba County and/or Placer 
County regional traffic fee program(s) and the new fee 
program(s) include the improvements identified in the 
Traffic and Circulation Master Plan as necessary to 
mitigate the significant impacts to roadways in the 
region(s) generated by the project, the project 
applicant(s) shall pay the applicable fees toward the 
improvements prior to final map approval. 

SU 

4.4 Air Quality and Climate Change 
4.4-1 Construction-related impacts 

resulting in temporary increases in 
criteria air pollutants that would 
violate any air quality standard or 
contribute substantially to an 
existing or projected air quality 
violation. 

 

PS 4.4-1(a) In conjunction with the submittal of each zoning or 
tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, an air 
quality analysis shall be performed. The analysis shall 
include, but not be limited to, a determination of air 
quality impacts, quantification of construction and 
operational emissions, an assessment of impacts related 
to CO emissions and TACs, an assessment of impacts 
related to GHG emissions, and identification of 
mitigation measures needed to reduce any significant 
impacts. The mitigation measures shall include, but not 
necessarily be limited to, the FRAQMD’s standard 
mitigation measures for all projects within the 

LS 
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FRAQMD. The applicant shall be required to implement 
all mitigation measures recommended in the air quality 
impact analysis, pursuant to the review and approval of 
the Planning Commission and/or City Council in 
conjunction with the review of the development project. 

 
4.4-1(b) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“Prior to recording any Final Map within the Johnson 
Rancho and Hop Farm Annexation area, pursuant to the 
FRAQMD Indirect Source Review Guidelines, a Fugitive 
Dust Control Plan shall be submitted for the review and 
approval of the Community Development Department. 
The developer shall implement the approved plan.” 
 
Compliance with this condition shall be ensured by the 
Community Development Department prior to the 
recording of any Final Map. 

4.4-1(c) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 
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“Prior to issuance of any grading permit, all 
construction contracts shall stipulate the following: 

 
 Construction equipment exhaust emissions shall 

not exceed FRAQMD Regulation III, Rule 3.0, 
Visible Emissions limitations (40 percent 
opacity or Ringelmann 2.0). 

 The contractor shall be responsible to ensure 
that all construction equipment is properly tuned 
and maintained prior to and for the duration of 
on-site operation. 

 Idling time for construction vehicles shall be 
limited to five minutes. 

 Existing power sources (e.g., power poles) or 
clean fuel generators shall be utilized instead of 
temporary power generators. 

 A traffic plan shall be developed to minimize 
traffic flow interference from construction 
activities. Portable engines and portable engine-
driven equipment units used at the project work 
site, with the exception of on-road and off-road 
motor vehicles, may require California Air 
Resources Board (ARB) Portable Equipment 
Registration with the State or a local district 
permit. The owner/operator shall be responsible 
for arranging appropriate consultations with the 
ARB or the District to determine registration 
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and permitting requirements prior to equipment 
operation at the site. 

 All grading operations on a project shall be 
suspended when winds exceed 20 miles per hour 
or when winds carry dust beyond the property 
line despite implementation of all feasible dust 
control measures. 

 Construction sites shall be watered as directed 
by the Department of Public Works or Air 
Quality Management District and as necessary 
to prevent fugitive dust violations. 

 An operational water truck shall be available at 
all times. Water shall be applied to control dust, 
as needed, to prevent visible emissions 
violations and off-site dust impacts. 

 On-site dirt piles or other stockpiled particulate 
matter shall be covered, wind breaks installed, 
and water and/or soil stabilizers employed to 
reduce windblown dust emissions. The use of 
approved non-toxic soil stabilizers shall be 
incorporated, according to manufacturer's 
specifications, to all inactive construction areas. 

 All transfer processes involving a free fall of soil 
or other particulate matter shall be operated in 
such a manner as to minimize the free fall 
distance and fugitive dust emissions. 
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 Approved chemical soil stabilizers shall be 
applied, according to the manufacturers' 
specifications, to all inactive construction areas 
(previously graded areas that remain inactive 
for 96 hours) including unpaved roads and 
employee/equipment parking areas. 

 To prevent track-out, wheel washers shall be 
installed where project vehicles and/or 
equipment exit onto paved streets from unpaved 
roads. Vehicles and/or equipment shall be 
washed prior to each trip. (Alternatively, a 
gravel bed may be installed as appropriate at 
vehicle/equipment site exit points to effectively 
remove soil buildup on tires and tracks to 
prevent/diminish track-out.) 

 Paved streets shall be swept frequently (water 
sweeper with reclaimed water recommended; 
wet broom) if soil material has been carried 
onto adjacent paved, public thoroughfares from 
the project site. 

 Temporary traffic control shall be provided, as 
needed, during all phases of construction to 
improve traffic flow, as deemed appropriate by 
the Department of Public Works and/or Caltrans 
and to reduce vehicle dust emissions. An 
effective measure is to enforce vehicle traffic 
speeds at or below 15 mph. 
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 Traffic speeds on all unpaved surfaces shall not 
exceed 15 miles per hour and unnecessary 
vehicle traffic shall be reduced by restricting 
access to unpaved surfaces. In addition, 
appropriate training, on-site enforcement, and 
signage shall be provided in order to enforce the 
speed limit. 

 Ground cover on the construction site shall be 
reestablished as soon as possible and prior to 
final occupancy, through seeding and watering. 

 Open burning of vegetative waste (natural plant 
growth wastes) or other legal or illegal burn 
materials (trash, demolition debris, et. al.) shall 
not be conducted at the project site. Vegetative 
wastes shall be chipped or delivered to waste-to-
energy facilities (permitted biomass facilities) or 
mulched or composted. Waste materials shall 
not be hauled off-site for disposal by open 
burning.” 

 
Compliance with this condition shall be ensured by the 
City Engineer prior to the issuance of any grading 
permit. 

4.4-2 Operational impacts resulting in 
long-term increases of criteria air 
pollutants that would violate any 
air quality standard or contribute 

S 4.4-2(a) Implement Mitigation Measure 4.4-1(a). If operational 
impacts associated with emissions of ROG, NOX, or 
PM10 are determined to be significant for a particular 
project, the air quality impact analysis shall require 

SU 
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substantially to an existing or 
projected air quality violation. 

 

implementation of Mitigation Measure 4.4-2(b).  
 
4.4-2(b) In conjunction with the submittal of each tentative map 

application for any development within the Johnson 
Rancho and Hop Farm Annexation area, the 
applicant(s) shall submit an Operational Emissions 
Reduction Plan for review and approval of the 
FRAQMD. The Plan shall be the applicant’s 
commitment to feasible mitigation measures from the 
FRAQMD’s current list of Best Available Mitigation 
Measures (BAMM), recommended measures from 
FRAQMD staff, or voluntary off-site mitigation projects 
sufficient to provide a minimum 35 percent reduction in 
emissions. The applicant shall be required to implement 
all mitigation measures recommended in the 
Operational Emissions Reduction Plan, pursuant to the 
review and approval of the Planning Commission and/or 
City Council in conjunction with the review of the 
tentative map. 

4.4-3 Contribution to local mobile-
source concentrations of CO. 

LS None required. N/A 

4.4-4 Impacts to nearby sensitive 
receptors from odors associated 
with the project. 

 

PS 
 

4.4-4(a) In conjunction with the submittal of each zoning or 
tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, the 
project applicant(s), in consultation with the Community 
Development Department, shall take into consideration 
any odor-producing potential facilities that would 

LS 
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occupy the proposed project site. To the extent feasible, 
proposed land uses that have the potential to emit 
objectionable odorous emissions shall be located as far 
away as possible from existing and proposed sensitive 
receptors. The location of potential facilities shall be 
reviewed and approved by the Planning Commission 
and/or City Council in conjunction with the review of the 
development application. 

 
4.4-4(b) The City shall include the following as a condition of 

approval on each tentative map application for any non-
residential development within the Johnson Rancho and 
Hop Farm Annexation area: 

 
“If an odor-emitting facility is to occupy space in the 
proposed project site, odor control devices shall be 
installed for the review and approval of the Community 
Development Department prior to the issuance of 
occupancy permits to reduce the exposure of receptors 
to objectionable odorous emissions.” 
 
Compliance with this condition shall be ensured by the 
Community Development Department prior to the 
issuance of a certificate of occupancy for any odor-
emitting facility. 

4.4-5 Cumulative impacts to regional 
air quality. 

S 4.4-5 Implement Mitigation Measure 4.4-2(a). SU 
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4.4-6 Project impacts concerning the 
production of greenhouse gases. 

 

S 4.4-6(a) In conjunction with the submittal of the first zoning or 
tentative map application for development within the 
Johnson Rancho and Hop Farm Annexation area, a 
Climate Action Plan that includes the proposed project 
area, in addition to the Wheatland Planning Area, shall 
be prepared by the developer in cooperation with the 
FRAQMD and the City Community Development 
Department. The Climate Action Plan shall include 
feasible mitigation measures that, in combination with 
existing and future regulatory measures developed under 
AB 32, would reduce emissions associated with 
operation of the proposed project and supporting 
infrastructure by 15 percent from business-as-usual 
emissions levels projected for the year 2020 or the 
applicable percent reduction as adopted by FRAQMD 
and/or CARB at the time of application submittal. 
Furthermore, if a Climate Action Plan has previously 
been adopted by the City of Wheatland and is in place at 
the time of submittal of the first zoning or tentative map 
application, the proposed project shall adhere to the 
emission reduction requirements within the Climate 
Action Plan. 

 
4.4-6(b) After the Climate Action Plan has been adopted by the 

City of Wheatland, all future project applicants within 
the Johnson Rancho and Hop Farm Annexation area 
shall demonstrate compliance with the Climate Action 

SU 
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Plan at the time of submittal of each development 
application. Compliance shall be reviewed and 
approved by the Planning Commission and/or City 
Council in conjunction with the review of the 
development application.  

 
4.4-6(c) At the time of submittal of each zoning or tentative map 

application within the Johnson Rancho and Hop Farm 
Annexation area, a GHG reduction strategy shall be 
prepared that shall describe how the following measures 
(or alternate measures as approved by the Planning 
Commission) will be implemented to achieve the 
reduction in GHG emissions that is required in 
Mitigation Measure 4.4-6(a): 
Residential Development 

 
 All homes within the proposed subdivision will 

utilize AC units that are two points above the 
Seasonal Energy Efficient Ratio (SEER) energy 
efficiency rating in effect at the time of the 
approval of the Tentative Map. Any plans 
submitted to the Community Development 
Department must clearly show that this 
condition is being met. 

 All homes within the subdivision will include 
“whole house fans.” Any plans submitted to the 
Community Development Department must 
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clearly show that this condition is being met. 
 All homes within the subdivision will include, at 

the builder’s discretion, one of the following: a) 
a “tankless” water heater, or b) upgraded 
insulation in all walls and ceilings to exceed the 
Title 24 requirements in place at the time of 
building permit issuance. Any plans submitted to 
the Community Development Department must 
clearly show that this condition is being met. 
 

Commercial and Office Development 
 

 Provide plentiful short-term and long-term 
bicycle parking facilities to meet peak season 
maximum demand; 

 Provide “end-of-trip” facilities including 
showers, lockers, and changing space; 

 Provide a pedestrian access network that 
internally links all uses and connects to all 
existing or planned external streets and 
pedestrian facilities contiguous with the project 
site; 

 Provide a parking lot design that includes 
clearly marked and shaded pedestrian pathways 
between transit facilities and building entrances;

 Provide safe and convenient bicycle/pedestrian 
access to transit stop(s) and provide essential 
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transit stop improvements (i.e., shelters, route 
information, benches, and lighting); and 

 Provide employee carpool parking stalls. 
 

The GHG reduction strategy shall be reviewed and 
approved by the Planning Commission and/or City 
Council in conjunction with the review of the 
development applications. 

4.5 Noise 
4.5-1 Impacts related to construction 

noise. 
 

PS 4.5-1 In conjunction with submittal of each tentative map 
application within the Johnson Rancho and Hop Farm 
Annexation area, a site-specific noise mitigation plan 
shall be prepared. The noise mitigation plan shall be 
required to show that the project would be consistent 
with the Wheatland General Plan and shall include, but 
not be limited to, the following mitigation measures: 

 
 Construction activities shall occur between the 

hours of 7 a.m. to 6 p.m. weekdays and 8 a.m. to 
5 p.m. on the weekends; 

 All heavy construction equipment and all 
stationary noise sources (such as diesel 
generators) shall have manufacturers installed 
mufflers; 

 Fixed construction equipment shall be located 
as far as possible from sensitive receptors; 

 Consideration of temporary sounds curtain and 

LS 
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noise barriers for long-term stationary 
equipment; 

 Equipment warm up areas, water tanks, and 
equipment storage areas shall be located in an 
area as far away from existing residences as is 
feasible; and 

 A disturbance coordinator shall be designated to 
receive all public complaints regarding 
construction noise disturbances and responsible 
for determined the cause of the complaint and 
implement any feasible measures to alleviate the 
problem. The coordinator contact information 
shall be conspicuously posted around the project 
site and adjacent public spaces. 
 

The noise mitigation plan shall be reviewed and 
approved by the Planning Commission and/or City 
Council in conjunction with the review of each tentative 
map. The developer shall implement and comply with the 
approved noise mitigation plan. 

4.5-2 Impacts related to construction 
vibration to existing receptors or 
sensitive structures. 

LS None required. N/A 

4.5-3 Impacts related to exposure of 
existing receptors to significant 
increases in traffic noise levels. 
 

S None feasible. 
 

SU 
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4.5-4 Impacts related to exposure of 
existing or proposed receptors to 
project-generated noise levels 
exceeding applicable noise 
standards. 

 

PS 
 

4.5-4 Implement Mitigation Measure 4.5-1.  
  
 The noise mitigation plan shall include, but not be 

limited to, the following additional mitigation measures: 
 

 Loading docks and truck delivery areas shall 
maintain a minimum distance of 30 feet from 
residential property lines; 

 Property line barriers should be six to eight feet 
in height. Circulation routes for trucks should be 
located a minimum of 30 feet from residential 
property lines; 

 All heating, cooling and ventilation equipment 
shall be located within mechanical rooms where 
possible; 

 All heating, cooling and ventilation equipment 
shall be shielded from view with solid barriers; 

 Emergency generators shall comply with the 
local noise criteria at the nearest noise-sensitive 
receivers; 

 In cases where loading docks or truck delivery 
circulation routes are located less than 100 feet 
from residential property lines, an acoustical 
evaluation shall be submitted to verify 
compliance with the City of Wheatland General 
Plan Noise Element standards; and  
 

LS 
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 Six-foot-tall sound walls should be constructed 
where neighborhood parks or school 
playgrounds abut rear yards of residential uses. 

 
The noise mitigation plan shall be reviewed and 
approved by the Planning Commission and/or City 
Council in conjunction with the review of the tentative 
map. The developer shall implement and comply with the 
approved plan. 

4.5-5 Impacts related to exposure of 
new noise-sensitive uses to 
transportation noise levels that 
exceed the City of Wheatland 
exterior and interior noise level 
standards. 

 

PS 4.5-5(a) Implement Mitigation Measure 4.5-1.  
 

4.5-5(b) In conjunction with the submittal of each zoning or 
tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, a site-
specific noise analysis shall be performed. The site-
specific noise analysis shall address interior and 
exterior traffic noise levels and recommend mitigation 
measures to reduce the noise to acceptable levels. The 
applicant shall be required to implement all mitigation 
measures recommend in the noise analysis, pursuant to 
review and approval by the Planning Commission 
and/or City Council in conjunction with the review of the 
development project. 

LS 

4.5-6 Impacts related to exposure of 
sensitive receptors to aviation 
noise from the Beale AFB that 
exceeds the acceptable noise 

LS None required. N/A 
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standards. 
4.5-7 Impacts related to exposure of 

sensitive receptors to aviation 
noise from the Beale AFB that 
would cause sleep disturbance. 

 

PS 4.5-7(a) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“The applicant shall inform and notify prospective 
buyers, prior to purchase, about existing and on-going 
noise generating aviation activities in the immediate 
area. The notice shall be in the form of a note recorded 
with the Deed for each property. The notifications shall 
disclose that the project area is south of the Beale Air 
Force Base and is subject to aircraft overflights, which 
may cause sleep disturbance. The language and format 
of such notification shall be reviewed and approved by 
the City Attorney prior to recording final map.” 

 
Compliance with this condition shall be ensured by the 
Community Development Department prior to the 
recording of any Final Map. 

 
4.5-7(b) Prior to approval of any tentative map applications for 

properties within Review Area 1 of the 2011 Beale AFB 
CLUP, the project applicant shall submit the application 
to the Airport Land Use Commission for consistency 
review.  

LS 
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4.5-8 Impacts related to cumulative 
noise levels in the project vicinity. 

S None feasible. SU 

4.6 Biological Resources  
4.6-1 Impacts to special-status plants. 
 

PS 
 

4.6-1(a) In conjunction with the submittal of the first zoning or 
tentative map application for development within the 
Johnson Rancho and Hop Farm Annexation area, a 
Resource Corridor Conservation Plan shall be prepared 
for the Johnson Rancho and Hop Farm Annexation area. 
The Resource Corridor Conservation Plan shall 
demonstrate the preservation of open space corridors 
within the portions of the Johnson Rancho and Hop 
Farm Annexation area that are considered to have high-
value habitat for special-status plant and wildlife species 
(i.e., Grasshopper Slough, Dry Creek, other waters of 
the U.S. or jurisdictional wetlands). In addition, the 
Resource Corridor Conservation Plan shall outline a 
long-term maintenance/funding strategy for biological 
resources within the Johnson Rancho and Hop Farm 
Annexation area. The Resource Corridor Conservation 
Plan shall be prepared by a qualified biologist and shall 
be submitted for the review and approval of the 
Planning Commission and/or City Council in 
conjunction with their review of the development 
application. The zoning or tentative map approval shall 
be conditioned to require implementation of the 
Resource Corridor Conservation Plan. 

 

LS 
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4.6-1(b) In conjunction with the submittal of each future zoning 
or tentative map applications (after submittal of the first 
zoning or tentative map), should the pending Yuba-
Sutter Natural Community Conservation Plan/Habitat 
Conservation Plan (NCCP/HCP) be adopted by the City 
of Wheatland, the project applicant(s) shall participate 
and incorporate all applicable mitigation measures set 
forth in the NCCP/HCP. If the Yuba-Sutter NCCP/HCP 
has not yet been adopted, Mitigation Measures 4.6-1(c) 
and 4.6-1(d) shall be implemented. 

 
4.6-1(c) In conjunction with the submittal of each future zoning 

or tentative map applications (after submittal of the first 
zoning or tentative map) for development within the 
Johnson Rancho and Hop Farm Annexation area, the 
project applicant(s) shall demonstrate compliance with 
the Resource Corridor Conservation Plan for the 
Johnson Rancho and Hop Farm Annexation area, 
subject to review and approval by the City Community 
Development Department. 

 
4.6-1(d) In conjunction with the submittal of each future zoning 

or tentative map applications (after submittal of the first 
zoning or tentative map) for development within the 
Johnson Rancho and Hop Farm Annexation area, the 
project applicant(s) shall have a site-specific biological 
resources evaluation prepared by a qualified biologist, 
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and shall comply with all mitigation measures included 
in the biological resources evaluation, including, but not 
limited to, preconstruction surveys for any special-status 
plant or wildlife species that the biological resources 
evaluation determined to have the potential to exist on-
site. The biological resources evaluation shall be subject 
to review and approval by the Planning Commission 
and/or City Council in conjunction with their review of 
the development application. 

4.6-2 Impacts to pallid bat, townsend’s 
big-eared bat, Yuma myotis bat, 
fringed myotis bat, greater 
western mastiff-bat, long-eared 
myotis bat, and Pacific western 
big-eared bat. 

PS 
 

4.6-2 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

 

LS 
 

4.6-3 Impacts to Swainson’s hawk. 
 

PS 
 

4.6-3 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

LS 
 

4.6-4 Impacts to western burrowing 
owl. 

PS 
 

4.6-4 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

LS 
 

4.6-5 Impacts to other raptors.  
 

PS 
 

4.6-5 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

LS 
 

4.6-6 Impacts to passerines/migratory 
 songbirds. 

PS 
 

4.6-6 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

LS 
 

4.6-7 Impacts to western spadefoot 
toad. 

PS 
 

4.6-7 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

LS 
 

4.6-8 Impacts to giant garter snake. 
 

PS Johnson Rancho Property 
 

LS 
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4.6-8 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

4.6-9 Impacts to northwestern pond 
turtle. 

 

PS 
 

Johnson Rancho Property 
 

4.6-9 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

LS 
 

4.6-10 Impacts to essential fish habitat. LS None required. N/A 
4.6-11 Impacts to valley elderberry 

longhorn beetles. 
PS 

 
4.6-11  Implement Mitigation Measures 4.6-1(a) through 4.6-

1(d). 
LS 

 
4.6-12 Impacts to special-status 

brachiopods. 
PS 4.6-12 Implement Mitigation Measures 4.6-1(a) through 4.6-

1(d). 
LS 

4.6-13 Impacts to wetlands and other 
waters of the U.S. 

PS 4.6-13(a) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“The project applicant(s) shall consult with the USACE 
with respect to potential impacts to any on-site wetlands. 
If the USACE determines that jurisdictional waters on or 
off the project site would not be impacted by the 
proposed project, no further mitigation is necessary. If 
the USACE determines that jurisdictional waters that 
may be impacted by the project are present on- or off-
site, the appropriate CWA Section 404 permit shall be 
acquired by the applicant for the construction of the 
proposed project and the filling of the existing ditches, if 

LS 
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applicable. CWA Section 401 water quality certification 
or waiver will also be required. An individual permit 
under Section 404 of the Clean Water Act is required for 
impacts to waters of the U.S., including wetlands greater 
than 0.5 acres. As part of the individual permit, National 
Environmental Protection Act (NEPA) compliance and a 
Section 404(b) (1) Alternatives Analysis must be 
completed. In addition, Regional Water Quality Control 
Board certification is required pursuant to Section 401 
of the Clean Water Act to obtain an individual permit. A 
copy of the approved Section 404 permit shall be 
provided to the Planning Director prior to the issuance 
of grading permits.” 
 
Compliance with this condition shall be ensured by the 
City Engineer prior to the approval of each tentative 
map. 

 
4.6-13(b) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“The project applicant(s) shall submit to the California 
Department of Fish and Game (CDFG) a formal 
wetland delineation based on current regulations of the 
USACE. If the CDFG determines that jurisdictional 
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waters on or off the project site would not be impacted 
by the proposed project, no further mitigation is 
necessary. If the CDFG determines that jurisdictional 
waters are present on- or off-site, which may be 
impacted by the project, a Streambed Alteration 
Agreement shall be obtained from CDFG, pursuant to 
Section 1600 of the California Fish and Game Code, for 
any activities affecting the bed, bank, or associated 
riparian vegetation. If required, the project applicant 
shall coordinate with CDFG in developing agreements 
or appropriate mitigation, and shall abide by the 
conditions of any executed agreements or permits for 
any work related to the development.” 
 
Compliance with this condition shall be ensured by the 
City Engineer prior to the approval of each tentative 
map. 
 

4.6-13(c) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“If the project would result in impacts to any 
jurisdictional wetlands identified within either the Hop 
Farm Property or the Johnson Rancho Property, the 
acreage of jurisdictional habitat removed shall be 
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replaced on a “no-net-loss” basis in accordance with 
USACE and CDFG regulations. A conceptual on-site 
wetlands mitigation plan shall be submitted, including a 
wetlands replacement ratio, agreed upon with the 
USACE. The mitigation plan shall quantify the total 
jurisdictional acreage lost, describe 
creation/replacement ratio for acres filled, annual 
success criteria, potential mitigation-sites, and 
monitoring and maintenance requirements. The plan 
shall be prepared by a qualified biologist pursuant to, 
and through consultation with, USACE. The plan may 
include funding mechanisms for future maintenance of 
the wetland and riparian habitat, which may include an 
endowment or other funding from the project applicant.”
 
Compliance with this condition shall be ensured by the 
City Engineer prior to the approval of each tentative 
map. 

 
4.6-13(d) Implement Mitigation Measures 4.6-1(a) through 4.6-

1(d). 
4.6-14 Impacts to woodland resources. 
 

PS 4.6-14 In conjunction with the submittal of each zoning or 
tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, the 
project applicant(s) shall prepare and submit an 
arborist report, at the discretion of the Planning 
Director. The report shall evaluate the structure and 

LS 
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vigor of each tree six inches or greater in dbh, as well as 
include recommendations for preservation of trees and 
removal of trees, which may be hazardous due to nature 
and extent of defects, compromised health, and/or 
structural instability and proximity to planned 
development activities. The applicant(s) shall comply 
with and implement the approved arborist report.

4.6-15 Cumulative loss of biological 
resources in the City of 
Wheatland and the effects of 
ongoing urbanization in the 
region.  

S 4.6-15 Implement Mitigation Measures 4.6-1(a) through 4.6-
1(d). 

 

SU 

4.7 Archaeological and Historical Resources 
4.7-1 Disturbance or destruction of 

previously unknown 
archaeological resources within 
the proposed project site. 

PS 4.7-1(a) At the time of submittal of the first tentative map 
application within the Johnson Rancho and Hop Farm 
Annexation area, a Cultural Resources Master Plan 
shall be prepared for the project site by a qualified 
archaeologist and submitted for the City’s review and 
approval. The Cultural Resources Master Plan shall 
include, but not be limited to, all of the 
recommendations included in the Cultural Resources 
Sensitivity Report. The Cultural Resources Master Plan 
shall be reviewed and approved by the Planning 
Commission and/or City Council in conjunction with the 
tentative map application review. In addition, in 
conjunction with the submittal of each tentative map 
application within the Johnson Rancho and Hop Farm 

LS 
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Annexation area, site-specific cultural resources reports 
shall be prepared by a qualified archaeologist and 
submitted for the City’s review and approval. The 
required mitigation measures shall be implemented by 
the project applicant(s). 

 
4.7-1(b) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“During ground disturbance activities, an archeological 
monitor shall be present to oversee operations both on- 
and off-site. If any earth-moving activities uncover any 
concentrations of stone, bone or shellfish, any artifacts 
of these materials, or any evidence of fire (ash, charcoal, 
fire altered rock, or earth), work shall be halted in the 
immediate area of the find and shall not be resumed 
until after a qualified archaeologist has inspected and 
evaluated the deposit and determined the appropriate 
means of curation. The appropriate mitigation measures 
may include as little as recording the resource with the 
California Archaeological Inventory database or as 
much as excavation, recordation, and preservation of 
the sites that have outstanding cultural or historic 
significance.”  
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4.7-1(c) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area:  

 
“In the event that any archaeological deposits are 
discovered during construction or grading, further 
grading or trenching within 50 feet of the discovery shall 
be halted until a plan has been submitted to the Planning 
Director for the evaluation of the resource as required 
under current CEQA Guidelines. If evaluation concludes 
the archaeological deposit is eligible for inclusion on the 
California Register of Historic Resources, a plan for the 
mitigation of impacts to the resource shall also be 
submitted to the Community Development Department 
for approval.” 

 
4.7-1(d) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area:  

 
“During construction, if bone is uncovered that may be 
human, the California Native American Heritage 
Commission, located in Sacramento, and the Yuba 
County Coroner shall be notified. Should human 
remains be found, all work shall be halted until final 
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disposition by the Coroner. Should the remains be 
determined to be of Native American descent, the Native 
American Heritage Commission shall be consulted to 
determine the appropriate disposition of such remains.” 

4.7-2 Impacts to prehistoric sites within 
the project area. 

PS 4.7-2 In conjunction with the submittal of the first tentative 
map application within the Johnson Rancho and Hop 
Farm Annexation area, the prehistoric site that is 
indicated in the Cultural Resources Sensitivity Report 
shall be relocated and re-recorded. Efforts shall be 
made to avoid this resource and, if impacts cannot be 
avoided, the resource shall be evaluated for significance 
and integrity according to criteria set forth for the 
California Register of Historic Places. If the resource is 
eligible for the CRHP, mitigation including, but not 
limited to, the following shall be implemented: A 
qualified archaeologist shall conduct intensive surveys 
as project plans are refined and future environmental 
reviews are conducted. Special care shall be taken along 
Grasshopper Slough and the old Bear River channel. A 
program of augering shall be implemented in the 
bottomlands to estimate the thickness of mining debris 
layer, which will help refine expectations regarding the 
possibility of, and depth of, buried cultural deposits. 
Systematic sampling, by hand and or mechanical auger, 
shall be implemented according to a grid pattern across 
the bottomlands (roughly 4,800 meters long by 1,200 
meters deep). The sampling data shall be supplemented 

LS 
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by existing geotechnical borelogs taken as part of 
previous Bear River levee investigations. 

4.7-3 Impacts to Johnson’s Crossing. PS 4.7-3 Implement Mitigation Measures 4.7-1(a-d). LS 
4.7-4 Impacts to Camp Far West. 
 

PS 4.7-4(a) Implement Mitigation Measure 4.7-1(a-d). 
 
4.7-4(b) In conjunction with the submittal of the first tentative 

map application within the Johnson Rancho and Hop 
Farm Annexation area, historical documentation of 
Camp Far West by a qualified historian shall be 
prepared for review and approval of the Community 
Development Department. The historical documentation 
shall include, but not be limited to, for evidence of Camp 
Far West on-site and use of geophysical methods to 
research the absence of Camp Far West remains on-site. 
If resources are found and impacts anticipated, a 
research design/work plan, and formal evaluations 
should be completed to assess significance and integrity. 
The historical documentation, evaluations, and any 
preservation-related recommendations shall be reviewed 
and approved by the Planning Commission and/or City 
Council in conjunction with the tentative map review. 
The recommendations shall be implemented by the 
project applicant(s). 

LS 

4.7-5 Impacts to the California 
Emigrant Trail. 

 

PS 4.7-5(a) Implement Mitigation Measures 4.7-1(a-d). 
 

4.7-5(b) In conjunction with the submittal of the first tentative 
map application within the area of the California 

LS 
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Emigrant Trail, historical documentation of the 
California Emigrant Trail shall be prepared by a 
qualified historian, for review and approval of the 
Community Development Department, Bureau of Land 
Management, and National Park Service. The historical 
documentation shall include, but not be limited to, 
review and documentation of the California Emigrant 
Trail. The historical documentation and any 
preservation-related recommendations shall be reviewed 
and approved by the Planning Commission and/or City 
Council in conjunction with the tentative map review. 
The recommendations shall be implemented by the 
project applicant(s). 

4.7-6 Impacts to Webster’s Ranch. 
 

PS 4.7-6(a) Implement Mitigation Measures 4.7-1(a-d). 
 

4.7-6(b) In conjunction with the submittal of the first tentative 
map application within the area including Webster’s 
Ranch, an archaeological report shall be prepared by a 
qualified archaeologist, for review and approval of the 
Community Development Department. The report shall 
include, but not be limited to, a site record of Webster’s 
Ranch, and archaeological subsurface testing. The 
archaeological report and recommended mitigation 
measures shall be reviewed and approved by the 
Planning Commission and/or City Council in 
conjunction with the tentative map review. The 
recommended mitigation measures shall be implemented 

LS 
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by the project applicant(s). 
4.7-7 Impacts to Hop Ranches. 
 

PS 4.7-7(a) Implement Mitigation Measures 4.7-1(a-d). 
 
4.7-7(b) In conjunction with the submittal of the first tentative 

map application within the Wheatland Hop Farm area, 
historical documentation and preservation of the 
Wheatland hop growers by a qualified historian shall be 
prepared for review and approval of the Community 
Development Department. The historical documentation 
shall include, but not be limited to, architectural 
structure recordation, historic photographs and other 
memorabilia including hop-specific machinery to be 
collected for preservation and displayed in a local 
museum exhibit. In addition, hop kilns shall be evaluated 
and considered for restoration and preservation. The 
historical documentation, evaluations, and any 
preservation-related recommendations shall be reviewed 
and approved by the Planning Commission and/or City 
Council in conjunction with the tentative map review. 
The recommendations shall be implemented by the 
project applicant(s). 

LS 

4.7-8 Impacts to levees and dams. PS 4.7-8(a) Implement Mitigation Measures 4.7-1(a-d). 
 

4.7-8(b) In conjunction with the submittal of the first tentative 
map application within the Johnson Rancho and Hop 
Farm Annexation area, proof of recordation of the 
levees and dams shall be prepared by a qualified 

LS 
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archaeologist. The historical documentation and any 
preservation-related recommendations shall be reviewed 
and approved by the Planning Commission and/or City 
Council in conjunction with the tentative map review. 
The recommendations shall be implemented by the 
project applicant(s). 

4.7-9 Impacts to gold dredging tailings. LS None required. N/A 
4.7-10 Disturbance or destruction of 

previously unknown 
archaeological resources in 
combination with other 
development in the Wheatland 
area. 

LS None required. N/A 

4.8 Geology and Soils 
4.8-1 Damage to foundations, 

pavement, and other structures 
from expansive soils. 

PS 4.8-1(a) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“In conjunction with submission of Improvement Plans 
for any development application within the Johnson 
Rancho and Hop Farm Annexation area, a final design-
level geotechnical report shall be prepared and 
submitted to the City for review and approval. The 
geotechnical consultant shall consider the 
recommendations made in the Preliminary Geotechnical 
Engineering Reports prepared by Wallace-Kuhl & 

LS 
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Associates, Inc. (April 2004) and ENGEO, Inc. (April 
2005) including, but not limited to, the recommendations 
regarding expansive soils. The recommendations in the 
design-level geotechnical report shall be incorporated 
into the design of the infrastructure improvements.”  
Compliance with this condition shall be ensured by the 
City Engineer prior to the approval of Improvement 
Plans. 

 
4.8-1(b) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“Prior to issuance of building permits, the 
recommendations of the final geotechnical report shall 
be incorporated into the individual building designs for 
the review and approval of the City Building Official.” 

 
Compliance with this condition shall be ensured by the 
City Building Official prior to the issuance of building 
permits. 

4.8-2 Impacts related to corrosive soils 
on-site. 

PS 4.8-2 Implement Mitigation Measures 4.8-1(a) and (b). 
 

LS 

4.8-3 Loss of structural support due to 
liquefaction.  

 

PS 4.8-3 Implement Mitigation Measures 4.8-1(a) and (b). 
 

LS 
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4.8-4 Impacts related to seismic 
activity.  

LS None required. N/A 

4.8-5 Construction-related increases in 
soil erosion.  

 

PS 4.8-5 The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“In conjunction with submission of Improvement Plans 
for any development application within the Johnson 
Rancho and Hop Farm Annexation area, the project 
applicant shall prepare and submit an erosion control 
plan for the City Engineer’s review and approval. The 
erosion control plan shall be in compliance with the 
State Water Resources Control Board requirements 
established pursuant to the State General Construction 
Permit. The erosion control plan shall utilize standard 
construction practices to limit the erosion effects during 
construction. Measures could include, but are not 
limited to, the following: 

 
 Hydro-seeding; 
 Placement of erosion control measures within 

drainageways and ahead of drop inlets; 
 The temporary lining (during construction 

activities) of drop inlets with “filter fabric” (a 
specific type of geotextile fabric); 

LS 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

NI = No Impact; N/A = Not Applicable; LS = Less‐than‐Significant; S = Significant PS = Potentially Significant; SU = Significant and Unavoidable 
 
 

Chapter 2 – Revisions to the Draft EIR Text 
2 - 45 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation Mitigation Measures

Level of 
Significance 

After 
Mitigation

 The placement of straw wattles along slope 
contours; 

 Directing subcontractors to a single designation 
“wash-out” location (as opposed to allowing 
them to wash-out in any location they desire); 

 The use of siltation fences; and 
 The use of sediment basins and dust palliatives. 

 
Compliance with this condition shall be ensured by the 
City Engineer prior to the approval of Improvement 
Plans. 

4.8-6 Long-term geologic and seismic 
impacts from the proposed project 
in combination with existing and 
future developments in the 
Wheatland area.  

LS None required. N/A 

4.9 Hazards and Hazardous Materials 
4.9-1 Impacts from water supply wells. PS 

 
 
 
 
 
 
 
 

4.9-1(a) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson’s Crossing and AKT 
Wheatland Ranch area, as well any development on the 
Dave Browne Property, Browne Cattle Company 
Property, or the Wheatland Parcels: 

 
“Prior to the issuance of a grading permit within 50 feet 
of a well, the applicant shall hire a licensed well 

LS 
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contractor to obtain a well abandonment permit from 
Yuba County Environmental Health Department, and 
properly abandon the on-site wells, pursuant to review 
and approval of the City Engineer and the Yuba County 
Environmental Health Department.” 
 
Compliance with this condition shall be ensured by the 
City Engineer prior to the issuance of grading permits. 

 
4.9-1(b) In conjunction with submittal of each zoning or tentative 

map application for any development within the Dave 
Browne Property, Browne Cattle Company Property, 
and Wheatland Parcels, a Phase I Environmental Site 
Assessment shall be prepared to determine if any on-site 
structures contain hazards and to identify soil 
contamination, potential hazards related to nearby 
properties, and the location of wells, aboveground 
storage tanks, stored items and debris. The Phase I 
Environmental Site Assessment shall identify and include 
mitigation measures necessary to reduce significant 
hazardous and hazardous materials impacts. The Phase 
I Environmental Site Assessment’s recommendations 
and mitigation measures shall be implemented by the 
project applicant, and shall be reviewed and approved, 
and Planning Commission and/or City Council prior to 
approval of each zoning or tentative map application. 
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4.9-2 Impacts from facility storage 
tanks. 

 

PS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

AKT Wheatland Ranch 
 

4.9-2(a) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the AKT Wheatland Ranch area: 
 
“If the area of the ranch operations hub is redeveloped, 
prior to issuance of grading permit, the aboveground 
and underground storage tanks shall be removed and 
properly abandoned, pursuant to review and approval of 
the City Engineer and the Yuba County Environmental 
Health Department.” 

 
Compliance with this condition shall be ensured by the 
City Engineer prior to the issuance of grading permits. 

 
Dave Browne, Browne Cattle Company, and Wheatland Parcels 
 
4.9-2(b) Implement Mitigation Measure 4.9-1(b). 

LS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.9-3 Impacts from debris and other on-
site farm implements. 

PS 
 
 
 
 
 
 
 

Johnson’s Crossing 
 
4.9-3(a) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson’s Crossing area: 

 
“If during removal of all on-site debris by the project 
contractor visual or olfactory evidence of potential soil 

LS 
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contamination is observed, the project applicant shall 
contact Wallace Kuhl & Associates, Inc. (or other 
similarly qualified firm), the property owner, the City, 
and the Yuba County Environmental Health Department 
for further assessment. If these parties determine that the 
items are not hazardous, they shall be removed and 
discarded in accordance with local standards at the 
expense of the applicant. If these parties determine that 
subsurface hazardous substances are located on-site, 
these substances shall be removed and the soil 
remediated to the satisfaction of the City of Wheatland 
and the Yuba County Environmental Health Department, 
at the expense of the applicant.” 
 
Compliance with this condition shall be ensured by the 
City Engineer during site clearing. 

 
Dave Browne, Browne Cattle Company, and Wheatland Parcels 

 
4.9-3(b) Implement Mitigation Measure 4.9-1(b).  
 
 If the Phase I Environmental Site Assessment determines 

the presence of soil contamination under debris piles, the 
project contractor shall implement Mitigation Measure 
4.9-3(a) to the satisfaction of the City of Wheatland and 
the Yuba County Environmental Health Department, at 
the expense of the applicant(s).
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4.9-4 Impacts from Polychlorinated 
Biphenyls (PCBs). 

PS Dave Browne, Browne Cattle Company, and Wheatland Parcels 
 
4.9-4 Implement Mitigation Measure 4.9-1(b). 
 
 If the Phase I Environmental Site Assessment determines 

the presence of PCB transformers, the transformers shall 
be disposed of subject to the regulations of the Toxic 
Substances Control Act (TSCA) under the authority of 
the Yuba County Environmental Health Department. 

LS 

4.9-5 Impacts from the presence of a 
septic system.  

 

PS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Johnson’s Crossing and AKT Wheatland Ranch 
 

4.9-5(a) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson’s Crossing and AKT 
Wheatland Ranch area: 

 
“Prior to the issuance of grading permits within 50 feet 
of a septic tank, the applicant shall hire a qualified 
geotechnical engineer, and properly abandon the on-site 
septic systems, pursuant to review and approval of the 
City Engineer and the Yuba County Environmental 
Health Department.” 
 
Compliance with this condition shall be ensured by the 
City Engineer prior to the issuance of grading permits. 

 
 

LS 
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 Dave Browne, Browne Cattle Company, and Wheatland Parcels 
 

4.9-5(b) Implement Mitigation Measure 4.9-1(b). 
 
 If septic systems are located on-site, the applicant shall 

implement Mitigation Measure 4.9-5(a) to the 
satisfaction of the City of Wheatland and the Yuba 
County Environmental Health Department, at the 
expense of the applicant(s). 

 

4.9-6 Impacts from existing on-site 
structures and exposure to 
asbestos and lead-based paint. 

 

PS 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.9-6 The City shall include the following as a condition of 
approval on each tentative application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 
 
“Prior to issuance of a demolition permit by the City for 
any on-site structures, the project proponent shall 
provide a site assessment that determines whether any 
structures to be demolished contain lead-based paint. If 
structures do not contain lead-based paint, further 
mitigation is not required. If lead-based paint is found, 
all loose and peeling paint shall be removed and 
disposed of by a licensed and certified lead paint 
removal contractor, in accordance with federal, State, 
and local regulations. The demolition contractor shall 
be informed that all paint on the buildings shall be 
considered as containing lead. The contractor shall take 
appropriate precautions to protect his/her workers, the 

LS 
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surrounding community, and to dispose of construction 
waste containing lead paint in accordance with federal, 
State, and local regulations subject to approval of the 
City Engineer.” 

 And 
 
 “Prior to issuance of a demolition permit by the City for 

any on-site structures, the project proponent shall 
provide a site assessment that determines whether any 
structures to be demolished contain asbestos. If 
structures do not contain asbestos, further mitigation is 
not required. If any structures contain asbestos, the 
application for the demolition permit shall prepare and 
implement an asbestos abatement plan consistent with 
federal, State, and local standards, subject to approval 
by the City Engineer.” 
 
Compliance with these conditions shall be ensured by 
the City Engineer prior to the issuance of a demolition 
permit. 

 
 
 
 
 
 
 
 
 

4.9-7 Impacts from the presence of 
pesticide and/or herbicide 
residues in property site soils.  

 

PS 
 
 
 
 
 
 

Wheatland Hop Farm 
 

4.9-7(a) In conjunction with the submittal of each zoning or 
tentative map application for any development within the 
Wheatland Hop Farm area, a soil assessment shall be 
prepared with surficial soil samples to determine the 
presence of pesticides. If pesticide concentrations are 

LS 
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higher than the allowable threshold are detected, the 
assessment shall include the appropriate mitigation 
including, but not limited to, soil remediation to an 
acceptable TTLC level per applicable State and federal 
regulations. The soil assessment and recommended 
mitigation measures shall be implemented by the project 
applicant, and shall be reviewed and approved, and 
Planning Commission and/or City Council prior to 
approval of each zoning or tentative map application. 

 
Dave Browne, Browne Cattle Company, and Wheatland Parcels 

 
4.9-7(b) Implement Mitigation Measure 4.9-1(b). 
 
 The Phase I Environmental Site Assessment shall 

include surficial soil samples to determine the presence 
of pesticides. If pesticide concentrations are higher than 
the allowable threshold are detected, the assessment 
shall include the appropriate mitigation including, but 
not limited to, soil remediation to an acceptable TTLC 
level per applicable State and federal regulations, as 
identified in the Phase I Environmental Site Assessment. 

 
 

 
 
 
 
 
 
 
 

4.9-8 Impacts related to emitting 
hazardous emissions or handling 
hazardous or acutely hazardous 
materials, substances, or waste 
within one-quarter mile of an 

LS None required. N/A 
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existing or proposed school. 
4.9-9 Impacts related to potential 

impairment of emergency 
response and evacuation plans. 

LS None required. N/A 

4.9-10 Long-term hazard-related impacts 
from the proposed project in 
combination with existing and 
future developments in the 
Wheatland area.  

LS None required. N/A 

4.10 Hydrology and Water Quality 
4.10-1 Impact from project stormwater 

runoff. 
PS 4.10-1(a) In conjunction with submittal of first zoning or tentative 

map application for any development within the Johnson 
Rancho and Hop Farm Annexation area, the applicant 
shall submit a Master Drainage Plan for the Johnson 
Rancho and Hop Farm Annexation project area for 
review and approval of the City Engineer. The drainage 
study shall incorporate recommendations set forth in the 
Johnson Rancho and Hop Farm Annexation Draft 
Master Drainage Study, dated July 2010. The Master 
Drainage Plan shall also incorporate a fee mechanism 
for the City to collect from future tentative map 
applications and reimburse for the preparation of the 
Master Drainage Plan. The Master Drainage Plan and 
fee mechanism shall be reviewed and approved by the 
Planning Commission and/or City Council in 
conjunction with the review of the zoning or tentative 
map application. 

LS 
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4.10-1(b) In conjunction with submittal of first zoning or tentative 
map application for any development within the Johnson 
Rancho and Hop Farm Annexation area, the 
applicant(s) shall submit a long-term maintenance and 
funding strategy for the necessary improvements for 
detention basin and POND R3 for the Johnson Rancho 
and Hop Farm Annexation project area. The 
maintenance and funding strategy shall include 
coverage of the City’s ongoing costs for maintenance 
and capital replacement, as well as regulatory 
compliance. The maintenance and funding strategy shall 
be reviewed and approved by the Planning Commission 
and/or City Council in conjunction with the review of the 
zoning or tentative map application. 

 
4.10-1(c) In conjunction with submittal of each subsequent zoning 

or tentative map application for development within the 
Johnson Rancho and Hop Farm Annexation area, the 
applicant shall be required to submit a site-specific 
drainage plan. The site-specific drainage plan shall be 
reviewed to ensure consistency with the Master 
Drainage Plan. The site-specific drainage plan shall be 
reviewed and approved by the Planning Commission 
and/or City Council in conjunction with the review of the 
zoning or tentative map application. 
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4.10-1(d) The City shall include the following as a condition of 
approval on each zoning or tentative map application 
for any development within the Johnson Rancho and 
Hop Farm Annexation area: 

 
“Prior to the issuance of building permits, the applicant 
shall pay fair-share fees for the Master Drainage Plan 
as well as for the necessary improvements for detention 
basin and POND R3, for review and approval of the 
Community Development Department.” 
 
Compliance with this condition shall be ensured by the 
Community Development Department prior to the 
issuance of building permits. 

4.10-2 Detention basin maintenance. PS 4.10-2 In conjunction with the submittal of the first tentative 
map for any development within the Johnson Rancho 
and Hop Farm Annexation area, the applicant(s) shall 
submit a long-term maintenance and funding strategy 
for the drainage improvements. The strategy shall 
include, but not be limited to, the following: 

 
 Dispersion of alluvial sediment deposition at 

inlet structures, thus limiting the extended 
localized ponding of water; 

 Periodic sediment removal; 
 Monitoring of the facility to ensure the site is 

completely and properly drained; 

LS 
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 Outlet riser cleaning; 
 Vegetation management to prevent marsh 

vegetation from taking hold, and to limit habitat 
for disease-carrying fauna; 

 Removal of graffiti, grass trimmings, weeds, tree 
pruning, leaves, litter, and debris; 

 Preventative maintenance on monitoring 
equipment; 

 Vegetative stabilization of eroding banks and 
basal areas; 

 Animal and vector control; 
 Structural inspection; and 
 Funding plan for the above strategies. 

 
The long-term maintenance and funding strategy for the 
drainage improvements shall be reviewed and approved 
by the Planning Commission and/or City Council in 
conjunction with the review of the zoning or tentative 
map application. 

4.10-3 Degradation of water quality. PS 
 

4.10-3 The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area:  

 
“Prior to issuance of grading permits, the applicant(s) 
shall obtain an NPDES Construction General Permit 

LS 
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from the Regional Water Quality Control Board. The 
permit is required to control both construction and 
operation activities that may adversely affect water 
quality. To obtain coverage under this General Permit, 
the appropriate Legally Responsible Person (LRP) must 
electronically file Permit Registration Documents 
(PRDs), which include a Notice of Intent (NOI), a Storm 
Water Pollution Prevention Plan (SWPPP), and other 
documents required by the General Permit, and mail the 
appropriate permit fee to the SWRCB. In addition, a 
Risk Level Assessment shall be completed in accordance 
with SWRCB Order No. 2009-0009-DWQ. The SWPPP 
shall describe the erosion and sediment controls using 
Best Management Practices (BMPs) and Best Available 
Technologies (BATs). The SWPPP shall also include 
means of waste disposal, implementation of approved 
local plans, control of post-construction sediment and 
erosion control. Typical BMPs that could be used during 
construction of the proposed projects include, but are 
not limited to temporary facilities such as straw wattles 
and sandbags. Temporary facilities will capture a 
majority of the siltation resulting from construction 
activities prior to discharging into existing natural 
channels. The construction contractor shall be required 
to comply with the permit and implement, monitor, and 
maintain all BMPs during construction to ensure they 
function properly for review and approval of the City 
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Engineer.” 
 

 Compliance with this condition shall be ensured by the 
City Engineer prior to the issuance of grading permits 
and during construction. 

4.10-4 Impacts to groundwater recharge. LS None required. N/A 
4.10-5 Impacts related to regional 

flooding. 
PS 4.10-5(a) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“Prior to recording any Final Map, the applicant(s) 
shall prepare and submit a grading plan with hydraulic 
analysis that demonstrates that the developable area 
would no longer be in a special flood hazard area (as 
defined by the then-applicable City Floodplain 
Management Ordinance [Wheatland Municipal Code 
chapter 15.12]) in accordance with the then-applicable 
City Floodplain Management Ordinance. The plan will 
be subject to review and approval by the City Engineer 
and the final map will not be approved until after the 
City Engineer has approved the plan.  

 
Or 

 
Prior to recording any Final Map, the applicant(s) shall 
show proof that all structures are designed to be at least 

LS 
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two feet above the base flood elevation in accordance 
with the then-applicable City Floodplain Management 
Ordinance, for review and approval by the City 
Engineer.” 

 
Compliance with this condition shall be ensured by the 
City Engineer prior to the recording of any Final Map. 

 
4.10-5(b) Project development and subsequent project-related 

approvals shall comply with and be subject to the 
Central Valley Flood Protection Plan to be adopted by 
the State, pursuant to Government Code section 
65302.9, the related implementing amendments to the 
Wheatland General Plan and zoning code, and the 
limitations of Government Code sections 65865.5, 65962 
and 66474.5. 

4.10-6 Cumulative increases in peak 
stormwater flows into the existing 
drainage system and regional 
flooding. 

LS None required. N/A 

4.10-7 Cumulative adverse impacts to 
water quality. 

LS 
 

None required. N/A 
 

4.11 Mineral Resources 
4.11-1 Loss of availability of a known 

State, regional, and/or locally 
valuable mineral resource. 

 

LS None required.  
 

N/A 
 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

NI = No Impact; N/A = Not Applicable; LS = Less‐than‐Significant; S = Significant PS = Potentially Significant; SU = Significant and Unavoidable 
 
 

Chapter 2 – Revisions to the Draft EIR Text 
2 - 60 

TABLE 2-1 
SUMMARY OF IMPACTS AND MITIGATION MEASURES 

Impact 

Level of 
Significance 

Prior to 
Mitigation Mitigation Measures

Level of 
Significance 

After 
Mitigation

4.11-2 Long-term loss of mineral 
resource availability from the 
proposed project in combination 
with existing and future 
developments in the City of 
Wheatland study area.  

LS None required. 
 

N/A 

4.12 Population, Employment, and Housing 
4.12-1 Impacts to jobs-to-housing ratio.  LS None required. N/A 
4.12-2 Long-term impacts to population, 

housing, employment, and jobs-
to-housing ratio from the 
proposed project in combination 
with existing and future 
developments in the Wheatland 
area.  

S None feasible. SU 

4.13 Public Services and Utilities 
4.13-1 Adequate water supply and 

delivery for new residents.  
 

PS 
 

 
 
 
 
 
 
 
 
 

Hop Farm and Johnson Rancho Properties 
 
4.13-1(a) In conjunction with the submittal of the first zoning or 

tentative map application for development within the 
Johnson Rancho and Hop Farm Annexation area, to 
ensure proper management of groundwater supply, the 
applicant(s) shall submit a long term groundwater 
monitoring plan for the project wells to ensure that the 
new concentration of urban supply wells is not causing 
groundwater depletion, nor adversely affecting the 
City’s water supply. The monitoring plan shall include 

LS 
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an appropriate funding mechanism for the 
implementation of the plan. The groundwater monitoring 
plan and funding mechanism shall be reviewed and 
approved by the Planning Commission and/or City 
Council prior to approval of the first zoning or tentative 
map application. 

 
4.13-1(b) In conjunction with the submittal of each zoning or 

tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, a 
Water Supply Verification (SB 221) shall be conducted 
to ensure that sufficient water supply needed for the 
project is available and can be provided by the City. The 
Water Supply Verification showing adequate supply for 
the Hop Farm portion of the project shall be reviewed 
and approved by the Planning Commission and/or City 
Council prior to approval of the each zoning or tentative 
map application. 
 

Hop Farm Property 
 

4.13-1(c) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Hop Farm area: 

 
 “Prior to issuance of building permits, the applicant(s) 

shall pay the City’s Development Water Impact Fees, as 
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determined by the City Engineer and Department of 
Public Works.” 

 
 Compliance with this condition shall be ensured by the 

City Engineer prior to the issuance of building permits. 
 
Johnson Rancho Property 
 
4.13-1(e)(d) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho area: 

 
“Prior to issuance of building permits for any future 
development within the Johnson Rancho portion of the 
project, the City of Wheatland Public Facilities 
Financing Plan shall be updated to include the water 
supply and conveyance improvements, and their 
associated costs, needed to provide the water required 
by the Johnson Rancho portion of the proposed project. 
The project applicant(s) within the Johnson Rancho 
portion of the project site shall be required to pay the 
City’s updated Water Impact Fees, as determined by the 
City Engineer and Department of Public Works.”  

Compliance with this condition shall be ensured by the 
City Engineer prior to the issuance of building permits. 
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4.13-2 Adequate wastewater facilities for 
new residents. 

 

S 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Johnson Rancho and Hop Farm Properties 
 
4.13-2(a) Should plans and a fee program for a new regional 

WWTP that includes the City of Wheatland be approved 
prior to submittal of the first zoning or tentative map 
application for any development within the Johnson 
Rancho and Hop Farm Annexation area, the project 
applicant(s) shall comply with the plans and fee 
program for the WWTP including, but not limited to, 
payment of any applicable fees. If plans for a new 
regional WWTP that includes the City of Wheatland 
have not been approved prior to submittal of the first 
zoning or tentative map application for any development 
within the Johnson Rancho and Hop Farm Annexation 
area, Mitigation Measures 4.13-2(b) through 4.13-2(f) 
shall be implemented. 

 
4.13-2(b) The City shall not approve any tentative map for the 

proposed project until after the City has approved and 
implemented a WWTP construction plan and related 
financing plan. 

 
Hop Farm Property 

 
4.13-2(c) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Hop Farm area: 

SU 
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“Prior to issuance of building permits, the project 
applicant(s) shall be required to pay the City’s 
Wastewater Development Impact Fees, as determined by 
the City Engineer.” 

 
Compliance with this condition shall be ensured by the 
City Engineer prior to the issuance of a building permit. 

 
4.13-2(d) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Hop Farm area: 

 
“Prior to occupancy, adequate wastewater treatment 
and sewer collection system capacity shall exist to 
accommodate the project, as determined by the City 
Engineer.” 
 
Compliance with this condition shall be ensured by the 
City Engineer prior to the occupancy of any buildings. 
 

Johnson Rancho Property 

4.13-2(e) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho area: 
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“Prior to issuance of building permits for any future 
development within the Johnson Rancho portion of the 
project, the City of Wheatland Public Facilities 
Financing Plan shall be updated to include the sewer 
treatment and conveyance improvements, and their 
associated costs, needed to accommodate the 3.832 
MGD ADWF sewer demand created by the Johnson 
Rancho portion of the proposed project. The project 
applicant(s) within the Johnson Rancho portion of the 
project site shall be required to pay the City’s updated 
Wastewater Development Impact Fees, as determined by 
the City Engineer.” 

 
Compliance with this condition shall be ensured by the 
City Engineer prior to the issuance of building permits. 

 
4.13-2(f) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho area: 

 
“Prior to occupancy, adequate wastewater treatment 
and sewer collection system capacity shall exist to 
accommodate the project, as determined by the City 
Engineer.” 

 
Compliance with this condition shall be ensured by the 
City Engineer prior to the occupancy of any buildings.
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4.13-3 Need for additional waste 
disposal/recycling services. 

 

PS 4.13-3 The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“Prior to the issuance of grading permits for the 
Johnson Rancho and Hop Farm Annexation project, the 
project applicant(s) shall submit a recycling plan for 
construction materials to the City for review and 
approval. The plan shall include that all materials that 
would be acceptable for disposal in the sanitary landfill 
be recycled/reused. Documentation of the material type, 
amount, where taken and receipts for verification and 
certification statements shall be included in the plan. 
The project applicant(s) shall cover all staff costs 
related to the review, monitoring and enforcement of this 
condition through the deposit account.” 

 
Compliance with this condition shall be ensured by the 
Community Development Department prior to the 
issuance of grading permits. 

LS 

4.13-4 Adequate ratio of law 
enforcement personnel to 
residents.  

 

PS 
 
 
 
 
 

Hop Farm Property 
 

4.13-4(a) The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Hop Farm area: 

 

LS 
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 “Prior to issuance of building permits, the applicant(s) 
shall be required to pay the City’s Police Development 
Impact Fees.” 

 
 Compliance with this condition shall be ensured by the 

Community Development Department prior to the 
issuance of building permits. 

 
Johnson Rancho Property 
 
4.13-4(b) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho area: 

 
 “Prior to issuance of building permits for any future 

development within the Johnson Rancho portion of the 
project, the City of Wheatland Public Facilities 
Financing Plan shall be updated to include the law 
enforcement personnel and equipment, and their 
associated costs, needed to provide adequate service to 
the Johnson Rancho portion of the proposed project. The 
project applicant(s) within the Johnson Rancho portion 
of the project site shall be required to pay the City’s 
updated Police Development Impact Fees.” 

 
 Compliance with this condition shall be ensured by the 

Community Development Department prior to the 
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issuance of building permits. 
4.13-5 Adequate fire protection services 

available to new residents. 
PS 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Hop Farm Property 
 
4.13-5(a) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Hop Farm area: 

 
 “Prior to issuance of building permits, the applicant(s) 

shall be required to pay the City’s Fire Protection 
Development Impact Fees.” 

 
 Compliance with this condition shall be ensured by the 

Community Development Department prior to the 
issuance of building permits. 

 
4.13-5(b) The City shall include the following as a condition of 

approval on each zoning or tentative map application 
for any development within the Hop Farm area: 

 
 “Prior to approval of Improvement Plans for any 

subsequent development applications within the Hop 
Farm portion of the project site, the plans shall include 
fire sprinkler systems in all buildings per UFC and UBC 
standards, as determined by the WFA Fire Chief and 
City Engineer. In addition, the improvement plans shall 
demonstrate that minimum fire flows can be provided, as 
follows (unless otherwise approved by the WFA Fire 

LS 
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Chief): 3,500 gpm for business and commercial areas 
and 1,000 gpm for all single family dwellings. Greater 
flows shall be required by the Fire Chief and/or Uniform 
Fire Code for multiple-family dwellings.” 

 
 Compliance with the condition shall be ensured by the 

City Engineer and Fire Chief prior to the approval of 
Improvement Plans. 

 
Johnson Rancho Property 

 
4.13-5(c) The City shall include the following as a condition of 

approval on each tentative map application for any 
development within the Johnson Rancho area: 

 
 “Prior to issuance of building permits for any future 

development within the Johnson Rancho portion of the 
project, the City of Wheatland Public Facilities 
Financing Plan shall be updated to include the fire 
protection personnel and equipment, and their 
associated costs, needed to provide adequate service to 
the Johnson Rancho portion of the proposed project, 
including but not limited to a new three-bay fire station. 
The project applicant(s) within the Johnson Rancho 
portion of the project site shall be required to pay the 
City’s updated Fire Protection Development Impact 
Fees.” 
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Compliance with this condition shall be ensured by the 
Community Development Department prior to the 
issuance of building permits. 

4.13-5(d) The City shall include the following as a condition of 
approval on each zoning or tentative map application 
for any development within the Johnson Rancho area: 

 
 “Prior to approval of Improvement Plans for any 

subsequent development applications within the Johnson 
Rancho portion of the project site, the plans shall 
include fire sprinkler systems in all buildings per UFC 
and UBC standards, as determined by the WFA Fire 
Chief and City Engineer. In addition, the improvement 
plans shall demonstrate that minimum fire flows can be 
provided, as follows (unless otherwise approved by the 
WFA Fire Chief): 3,500 gpm for business and 
commercial areas and 1,000 gpm for all single family 
dwellings. Greater flows shall be required by the Fire 
Chief and/or Uniform Fire Code for multiple-family 
dwellings.” 

 
 Compliance with the condition shall be ensured by the 

City Engineer and Fire Chief prior to the approval of 
Improvement Plans. 

4.13-6  Number of enrolled students 
exceeding capacity.  

PS 4.13-6 The City shall include the following as a condition of 
approval on each tentative map application for any 

LS 
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 development within the Johnson Rancho and Hop Farm 
Annexation area: 

 
 “The applicant(s) shall be required to pay all applicable 

school impact fees in effect at the time of building permit 
issuance.” 

 
 Compliance with the condition shall be ensured by the 

Community Development Department prior to the 
issuance of building permits. 

4.13-7  Adequate provision of parks and 
recreation space for new residents. 

 

PS 4.13-7(a) In conjunction with the submittal of the first zoning or 
tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, the 
map shall indicate that a ratio of at least five acres of 
park for every 1,000 residents is provided, for the review 
and approval of the Wheatland Community Development 
Director. 

 
4.13-7(b) The project applicant for each subsequent zoning or 

tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area, shall 
pay the appropriate in lieu park fee at the time of 
recording the Final Map, as determined by the 
Wheatland Community Development Director. 

LS 

4.13-8 Increase in electricity and natural 
gas demand. 

 

PS 4.13-8 The City shall include the following as a condition of 
approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm 

LS 
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Annexation area: 
 
 “Prior to issuance of building permits, the applicant 

shall coordinate with PG&E and the City of Wheatland 
to determine the electrical and gas utilities and/or 
easements needed to serve the project. The Improvement 
Plans for the project(s) shall incorporate the necessary 
easements and improvements for the review and 
approval by the City Engineer. The applicant(s) shall be 
responsible for all costs associated with the identified 
improvements.” 

 
 Compliance with this condition shall be ensured by the 

City Engineer prior to the issuance of building permits. 
4.13-9 Increase in demand for additional 

public services and utilities as a 
result of the proposed project and 
other projects proposed in the 
Wheatland area.  

S None feasible. SU 
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3. PROJECT DESCRIPTION 
 
For clarification purposes, page 3-7 of Chapter 3, Project Description, of the Draft EIR is hereby 
revised as follows: 

 
Johnson Rancho 
 
The Johnson Rancho portion is currently located outside the Wheatland city limits 
but within the existing Wheatland SOI. The Johnson Rancho portion would 
include the annexation of the entire 3,3573,461-acre Johnson Rancho portion to 
the City of Wheatland. For this annexation to occur, the City Council or property 
owner must approve and submit an annexation application to the Yuba County 
Local Agency Formation Commission (LAFCo) for approval. 
 

The above change is for clarification purposes only and does not alter the conclusions in the Draft 
EIR. 
 
For clarification purposes, the list of Required Public Approvals on page 3-22 of Chapter 3, Project 
Description, of the Draft EIR is hereby revised as follows: 
 

The proposed project requires the following discretionary actions by the 
Wheatland City Council and, as noted, Yuba County LAFCo: 
 

 Certification of the EIR; 
 Approval of an Annexation Resolution for the entire 4,149-acre site;  
 Approval of an Amendment to the General Plan Land Use Diagram for the 

portion of the project site designated Urban Reserve in the 2006 General 
Plan, including adding a Very Low Density Residential (VLDR) Land Use 
Designation to the Land Use Diagram and General Plan Policy Document; 

 Approval of an Amendment to the General Plan Circulation Diagram; 
 Prezoning of 4,136 acres to Planned Development (PD) zoning and 

associated approval of Stage 1 Development Plans (Johnson Rancho and 
Hop Farm portions of the project);  

 Prezoning of Wheatland Annexation Parcels totaling 13 acres; and 
 Approval of potential Development Agreement(s).; and 
 Approval of a Change of Organization by Yuba County LAFCo consisting 

of annexation(s) to the City of Wheatland and Detachment from the 
Wheatland Water District, as determined necessary. 

 
It should be noted that, upon approval of the Annexation Resolution by the City 
of Wheatland, the annexation of the site and detachment from the Wheatland 
Water District will also be required to be approved by Yuba County LAFCo.  
 

The above changes are for clarification purposes only and do not alter the conclusions in the Draft 
EIR. 
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4.2 LAND USE AND AGRICULTURAL RESOURCES 
 
For clarification purposes, the last sentence on page 4.2-3 of the Draft EIR, Chapter 4.2, Land Use 
and Agricultural Resources, is hereby revised as follows: 

 
As also indicated in Figure 4.2-1, the Johnson Rancho portion of the project site was 
designated as Urban Reserve in the 2006 Wheatland General Plan Update. 
 

The above change is for clarification purposes only and does not alter the conclusions in the Draft 
EIR. 
 
For clarification purposes, page 4.2-16 of the Draft EIR, Chapter 4.2, Land Use and Agricultural 
Resources, is hereby revised as follows: 
 

Government Code Section 56064 
 
Yuba County LAFCo defines Prime Farmland specifically based on Government 
Code Section 56064 and evaluates annexation proposals in part based on this 
definition, as follows:  
  

"Prime agricultural land" means an area of land, whether a single parcel or 
contiguous parcels, that has not been developed for a use other than an 
agricultural use and that meets any of the following qualifications: 
(a)  Land that qualifies, if irrigated, for rating as class I or class II in the 

USDA Natural Resources Conservation Service land use capability 
classification, whether or not land is actually irrigated, provided that 
irrigation is feasible. 

(b)  Land that qualifies for rating 80 through 100 Storie Index Rating. 
(c)  Land that supports livestock used for the production of food and fiber 

and that has an annual carrying capacity equivalent to at least one 
animal unit per acre as defined by the United States Department of 
Agriculture in the National Range and Pasture Handbook, Revision 1, 
December 2003. 

(d) Land planted with fruit or nut-bearing trees, vines, bushes, or crops 
that have a nonbearing period of less than five years and that will 
return during the commercial bearing period on an annual basis from 
the production of unprocessed agricultural plant production not less 
than four hundred dollars ($400) per acre. 

(e)  Land that has returned from the production of unprocessed agricultural 
plant products an annual gross value of not less than four hundred 
dollars ($400) per acre for three of the previous five calendar years. 

 
The above changes are for clarification purposes only and do not alter the conclusions in the Draft 
EIR. 
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For clarification purposes, Table 4.2-3 on page 4.2-18 of Chapter 4.2, Land Use and Agricultural 
Resources, of the Draft EIR is hereby revised as follows: 
 

Table 4.2-3 
Proposed Project Soil Index and Capability Classifications 

Soil Map Units 
Storie Index 

Rating 
Soil Capability 
Classifications 

137 Columbia fine sandy loam, 0 to 1 percent slopes 85 
2s (irrigated) 

3s (non-irrigated) 

138 Columbia fine sandy loam, 0 to 1 percent slopes, occasionally flooded 43 
2w (irrigated) 

3w (non-irrigated) 

141 Conejo loam, 0 to 2 percent slopes 90 
1 (irrigated) 

3c (non-irrigated) 

162 Holillipah loamy sand, 0 to 1 percent slopes, occasionally flooded 49 
3s (irrigated) 

4s (non-irrigated) 

169 Horst sandy loam, 0 to 1 percent slopes 81 
1 (irrigated) 

3c (non-irrigated) 

170 Horst silt loam, 0 to 2 percent slopes 95 
1 (irrigated) 

3c (non-irrigated) 

203 Perkins loam, 0 to 2 percent slopes 81 
1 (irrigated) 

3c (non-irrigated) 

208 Redding gravelly loam, 3 to 8 percent slopes 14 
4e (irrigated and 

non-irrigated) 
Source: USDA Soil Conservation Service, 1977.; http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx, 
accessed September 15, 2011. 
 
For clarification purposes, the following paragraph on page 4.2-34 in Chapter 4.2, Land Use and 
Agricultural Resources, of the Draft EIR is hereby revised as follows: 
 

Regarding the agricultural lands east of the Hop Farm project site, given that these 
lands are part of the Johnson Rancho portion of the project, any potential land use 
incompatibilities resulting from these agricultural lands would be considered 
temporary, as the entirety of the Johnson Rancho portion of the project site is 
anticipated to be developed in the long-term. However, in the short-term, active 
agricultural operations on the lands east of the Hop Farm property (i.e., AKT 
Ranch), could result in the generation of dust, noise, and drift of agricultural 
chemicals, which could create incompatibilities with the sensitive land uses 
proposed for the Hop Farm Property. However, all pesticide applications must be 
made in accordance with the product’s label. In addition, Title 3 of the California 
Code of Regulations (Division 6, Chapter 3, Subchapter 2, Article 1, Section 6600 
[General Standard of Care]) states that each person performing pest control shall 
follow certain procedures including the following: 
 

 Use only pest control equipment which is in good repair and safe to 
operate; 

 Perform all pest control in a careful and effective manner; 
 Use only methods and equipment suitable to insure proper application of 

pesticides; 
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 Perform all pest control under climatic conditions suitable to insure proper 
application of pesticides; and  

 Exercise reasonable precautions to avoid contamination of the 
environment. 

 
Furthermore, the Yuba County Agricultural Commissioner has indicated that in 
order for farmers to get clearance on spraying restricted material pesticides, they 
first need to request and obtain a permit from the Agricultural Commissioner. As 
part of this process, the Agricultural Commissioner reviews the proposed types of 
agricultural chemicals and application methods as well as the uses surrounding 
the agricultural lands that would be sprayed. The Agricultural Commissioner uses 
a variety of conditions that he can apply to any pesticide permit, such as only 
permitting pesticide applications during favorable wind conditions, or restricting 
aerial application within a certain distance of nearby residential receptors and 
only allowing ground spraying. In summary, if the Hop Farm property precedes 
the development of the AKT Ranch portion of the Johnson Rancho property, the 
AKT orchard operator would need to obtain a pesticide permit from the Yuba 
County Agricultural Commissioner, if applicable, and follow product labeling and 
the California Code of Regulations procedures, which who would ensure that 
appropriate restrictions are placed on AKT’s permit to ensure that the limited 
residential uses on the Hop Farm property are not adversely affected.  
 

The above changes are for clarification purposes only and do not alter the conclusions in the Draft 
EIR. 
 
For clarification purposes, Mitigation Measure 4.2-1 on page 4.2-36 of Chapter 4.2, Land Use and 
Agricultural Resources, of the Draft EIR is hereby revised as follows: 
 

4.2-1 The project applicant shall inform and notify prospective buyers in 
writing, prior to purchase, about existing and on-going agriculture 
activities in the immediate area in the form of a disclosure 
statement. The notifications shall disclose that the Wheatland area 
is an agriculture area subject to ground and/or aerial applications 
of chemical pesticides, fertilizers, and other chemicals, and early 
morning or nighttime farm operations, which may create noise, 
dust, et cetera, and provide that such agricultural operations shall 
not be considered a nuisance. The language and format of such 
notification shall be reviewed and approved by the City Attorney 
and the Agricultural Commissioner prior to recording the first 
final map. Each disclosure statement shall be acknowledged with 
the signature of each prospective property owner and shall be 
recorded with the deed of each property, in accordance with 
California Civil Code § 1103.4. 

 
The above changes are for clarification purposes only and do not alter the conclusions in the Draft 
EIR. 
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For clarification purposes, page 4.2-38 of Chapter 4.2, Land Use and Agricultural Resources, of 
the Draft EIR is hereby revised as follows: 
 

Patterson Sand and Gravel is also located south of the southeastern corner of the 
Johnson Rancho property (i.e., the Johnson’s Crossing property) at 8705 Camp 
Far West Road. However Currently, at its closest point, Patterson Sand and 
Gravel is located just over 0.6 miles from the southern boundary of the Johnson 
Rancho property. However, the Patterson Sand and Gravel mining plan would 
extend mining operations to within 600 feet of the proposed project boundary.  
 
The Stage 1 Development Plan prepared for the Johnson Rancho portion of the 
project, which provides general development standards for the Planned 
Development zoning that will be applied to the overall project site, includes 
language requiring the careful design of future on-site development to ensure that 
adequate buffers and/or setbacks are included in the development’s design to 
minimize incompatibilities with adjacent uses. In addition, as noted in the 
Johnson Rancho Stage One Development Plan (page 1-4), the southern portion of 
the proposed project area is anticipated to include an open space area to serve as a 
buffer from adjacent land uses to the south. In addition, the actual mining and 
reclamation activities would only occur in response to the market demand for the 
mine materials. Similarly, the proposed project would be built out in response to 
the market. It is important to note that future project applications within the 
Johnson Rancho project would undergo further review at the City to ensure land 
use compatibility with surrounding uses. Therefore, the additional review of 
future project plans, the current planning for open space buffers, and distance to 
mining activities, which would be more than sufficient to eliminate any potential 
incompatibilities resulting from operational dust and noise associated with this 
facility. 

 
The above change is for clarification purposes only and does not alter the conclusions in the Draft 
EIR. 
 
Page 4.2-69 of Chapter 4.2, Land Use and Agricultural Resources, of the Draft EIR is hereby 
revised as follows: 
 

Mitigation Measure(s) 
The following Potential mitigation requiring for impacts related to the conversion 
of Prime Farmland to urban uses could include the purchasing purchase of 
agricultural conservation easements outside the project area. However, it should 
be noted that this mitigation would not create new agricultural land; rather, the 
mitigation would simply preserve existing agricultural land elsewhere. Consistent 
with the Wheatland General Plan EIR, feasible mitigation measures do not exist 
to reduce the above impact to a less-than-significant level. Therefore, the impact 
would remain significant and unavoidable. 
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4.2-7  Prior to recording any final map for portions of the project site located 
on Prime Farmland, the project applicant shall obtain and dedicate 
a conservation easement for the purposes of ensuring continued 
agricultural viability of lands equal in acreage to the amount of 
land removed from agricultural operation within the project site. 
The lands covered within this easement or easements shall be 
within Yuba County, and shall have equal or greater ratings under 
the Soil Classification System of the California Department of 
Conservation or its equivalent in the event that a County-wide 
program is developed. This easement shall remain in effect in 
perpetuity and shall be dedicated to Yuba County or a non-profit 
agricultural conservation association approved by the County. The 
location and amount of agricultural acreage would also be subject 
to the review and approval of the City Council. 

 
The above changes are for clarification purposes only and do not alter the conclusions in the Draft 
EIR. 
 
In addition, based on the above revision, page 4.2-70 of Chapter 4.2, Land Use and Agricultural 
Resources, of the Draft EIR is hereby revised as follows: 
 

Mitigation Measure(s) 
The following Feasible mitigation measures do not exist to would reduce the 
above impact, but not to a less-than-significant level. Therefore, the impact would 
remain significant and unavoidable. 
 
4.2-8  Implement Mitigation Measure 4.2-7. 

 
The above changes are for clarification purposes only and do not alter the conclusions in the Draft 
EIR. 
 
4.3 TRANSPORTATION AND CIRCULATION 
 
For clarification purposes, page 4.3-2 of Chapter 4.3, Transportation and Circulation, of the Draft 
EIR is hereby revised as follows:  
 

Camp Far West Road / McCourtney Road. Camp Far West Road is a rural road 
that links Placer County with Yuba County via Spenceville Road in the area east 
of the project near the Beale AFB’s south gate. Camp Far West Road originates at 
an intersection on Spenceville Road and continues southerly to the Camp Far 
West Reservoir dam, south of which the route becomes McCourtney Road. 
McCourtney Road extends for another 15 miles to the Lincoln city limits. In the 
northerly direction, Camp Far West Road ultimately connects to SR 20. New 
traffic counts conducted for this study in 2009 revealed that Camp Far West Road 
carried 630 ADT between Spenceville Road and the Placer County line. 
McCourtney Road carried 770 ADT between the Yuba County line and Riosa 
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Road, with the volume rising to 1,600 ADT between Riosa Road and the Lincoln 
city limits. 
 

The above change is for clarification purposes and does not alter the conclusions in the Draft EIR. 
 
For clarification purposes, Table 4.3-11 on page 4.3-32 in Chapter 4.3, Transportation and 
Circulation, of the Draft EIR is hereby revised as shown on the following page. The change is for 
clarification purposes and does not alter the conclusions in the Draft EIR. 
 
For clarification purposes, the first item on the bulleted list of Mitigation Measure 4.3-1(b) on page 
4.3-37 of Chapter 4.3, Transportation and Circulation, of the Draft EIR is hereby revised as follows: 
 

 Widen SR 65 to four lanes in the area between the Northern Ring Road and 
the Wheatland Expressway; 

 
The above change is for clarification purposes and does not alter the conclusions in the Draft EIR. 
 
For clarification purposes, Table 4.3-13 on page 4.3-47 in Chapter 4.3, Transportation and 
Circulation, of the Draft EIR is hereby revised as shown on the following page. The change is for 
clarification purposes and does not alter the conclusions in the Draft EIR. 
 
4.5 NOISE 
 
Impact 4.5-6, starting on page 4.5-29 of Chapter 4.5, Noise, of the Draft EIR is hereby clarified 
as follows:  
 

4.5-6  Impacts related to exposure of sensitive receptors to aviation noise 
from the Beale AFB that exceeds the acceptable noise standards. 
 
The Beale AFB Airport Land Use Compatibility Plan (ALUCP) is 
associated with several jurisdictions and their associated plans and 
regulations, including the City of Marysville, the City of Wheatland, Yuba 
County, and Sutter County. The ALUCP utilized the “current mission” 
CNEL contours to represent the long-range (20+ years) noise impacts of 
Beale AFB. The contours are identified by the following four CNEL 
ranges: 75+ dB CNEL, 70-75 dB CNEL, 65-70 dB CNEL, and 60-65 dB 
CNEL (as presented in the 200511 Air Installation Compatibility Zone 
[AICUZ] Beale Air Force Base Land Use Compatibility Plan that was 
prepared for Beale AFB). As discussed above, the Beale AFB safety zones 
and noise contours depicted on Figure 4.5-2 indicate that the entire 
proposed project site would be located well outside the 60 dB CNEL noise 
contour, and the project site would not be exposed to exterior noise levels 
exceeding 60 dB CNEL. Therefore, impacts related to exposure of 
sensitive receptors to aviation noise from Beale AFB that exceeds the 
acceptable noise standards would be less-than-significant. 
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Table 4.3-11 (continued) 
Future Roadway LOS 

Location 

Facility 

Jurisdiction 

Existing Wheatland GP With Proposed Project 

Class Lanes 
Daily 

Volume LOS v/c 
Daily 

Volume LOS v/c 
A Street from C Street to Spenceville Road Urban 2 Wheatland - -  10,000 C 0.67 

C Street from A Street to C Street (eastern portion) Urban 2 Wheatland - -  19,150 D 1.28 

C Street from C Street (eastern portion) to E Street Urban 2 Wheatland  -  13,050 D 0.87 

E Street from C Street to F Street Urban 2 Wheatland - -  4,325 C 0.29 

B Street from Spenceville Road to E Street Urban 2 Wheatland - -  11,275 C 0.75 

E Street from Spenceville Road to B Street Urban 2 Wheatland - -  7,000 C 0.47 

D Street from Spenceville Road to F Street Urban 2 Wheatland - -  10,425 C 0.70 

F Street from Spenceville Road to E Street Urban 2 Wheatland - -  7,775 C 0.52 

Ring Road from SR 65 to Street A Urban 4 Wheatland 14,575 C 0.49 23,850 C 0.80 

Ring Road from Street A to Spenceville Road Urban 4 Wheatland 19,525 C 0.65 19,700 C 0.66 

Ring Road north of Spenceville Road Urban 4 Wheatland 19,525 C 0.65 25,100 D 0.84 

Jasper Lane from Spenceville Road to Ostrom Road Rural 2 Yuba 4,275 C 0.24 3,150 C 0.18 
Camp Far West Road from Spenceville Road to 
Blackford Road-McCourtney Road 

Rural 2 Yuba 2,075 B 0.12 4,875 C 0.28 

McCourtney Road from Yuba County line to Riosa 

Road 

Rural 2 Placer 1,850 B 0.09 3,900 B 0.19 

McCourtney Road from Riosa Road to Lincoln City 

limits 

Rural 2 Placer 3,350 B 0.16 5,275 C 0.25 

Wheatland Road from Forty Mile Road to Wheatland 

City Limits 

Rural 2 Yuba 7,575 D 0.43 9,700 D 0.55 

Forty Mile Pleasant Grove Road from Bear River to 

Wheatland Road 

Rural 2 Yuba Sutter 18,100 F E 1.03 

0.72 

18,400 F E 1.05 

0.73 

Forty Mile Road from Wheatland Road to Plumas 

Arboga Road 

Rural 2 Yuba 13,425 E 0.77 13,450 E 0.77 

Plumas Arboga Road from SR 70 to Forty Mile Road  Rural 2 Yuba 10,025 D 0.57 10,350 D 0.59 

McGowan Parkway from SR 65 to SR 70 Urban 2 Yuba 22,175 F 1.48 22,975 F 1.53 

McGowan Parkway from SR 70 to Arboga Road  Urban 2 Yuba 12,175 D 0.81 12,750 D 0.85 
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Table 4.3-13 (continued) 
Mitigated Roadway LOS

Location 

Facility 

Jurisdiction 

Mitigation With Mitigation 

Class Lanes Class Lanes 
Daily 

Volume LOS 

F Street from Spenceville Road to E Street Urban 2 Wheatland Urban 2 8,400 C 

Ring Road from SR 65 to Street A Urban 4 Wheatland Urban 4 23,700 C 

Ring Road from Street A to Spenceville Road Urban 4 Wheatland 19,525 5 25,650 C 

Ring Road north of Spenceville Road Urban 4 Wheatland 19,525 5 24,725 C 

Jasper Lane from Spenceville Road to Ostrom Road Rural 2 Yuba Rural 2 3,050 C 
Camp Far West Road from Spenceville Rd to Blackford Road–
McCourtney Road 

Rural 2 Yuba Rural 2 4,875 C 

McCourtney Road from Yuba County line to Riosa Road Rural 2 Placer Rural 2 3,900 B 

McCourtney Road from Riosa Road to Lincoln City limits Rural 2 Placer Rural 2 5,275 C 

Wheatland Road from Forty Mile Road to Wheatland City limits Rural 2 Yuba Urban 2 9,700 B 

Forty Mile Pleasant Grove Road from Bear River to Wheatland Road Rural 2 Yuba Sutter Rural 2 18,400 F E 

Forty Mile Road from Wheatland Road to Plumas Arboga Road Rural 2 Yuba Rural 2 13,450 E 

Plumas Arboga Road from SR 70 to Forty Mile Road  Rural 2 Yuba Rural 2 10,350 D 

McGowan Parkway from SR 65 to SR 70 Urban 2 Yuba Urban 4 22,975 C 

McGowan Parkway from SR 70 to Arboga Road  Urban 2 Yuba Urban 2 12,750 D 
Marysville Bypass – Yuba River Parkway from SR 70 to North Beale 
Road 

Urban 4 Yuba Urban 4 18,300 B 

Placer Parkway from SR 65 to Watt Avenue Expressway 4 Placer Expressway 4 29,925 C 

Placer Parkway from Watt Avenue to Pleasant Grove Road Expressway 4 Placer Expressway 4 23,375 A 

Baseline Road from Fiddyment Road to Watt Avenue Arterial – High 6 Placer Arterial-high 6 48,025 D 

Watt Avenue from Baseline Road to Sacramento County line Arterial – High 4 Placer Arterial-high 4 38,250 E 

Walerga Road from Baseline Road to Sacramento County line Arterial – Mod 4 Placer Arterial-mod 4 34,250 E 

Fiddyment Road from Moore Road to Placer Parkway Arterial–Mod 6 Placer Arterial-mod 6 32,825 B 

Fiddyment Road from Placer Parkway to Roseville WRSP limits Rural 2 Placer Rural 2 37,625 F 

Note: Bold indicates conditions in excess of minimum standards and highlighted values are significant impacts.  
 
Source: KD Anderson & Associates, Inc. Traffic Impact Analysis for the Johnson Rancho and Hop Farm Annexation Project, September 28, 2010. 
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The above changes are for clarification purposes only and do not alter the conclusions of the 
Draft EIR. 
 
The following mitigation measure is hereby added to the mitigation already included for Impact 
4.5-7 on page 4.5-30 in Chapter 4.5, Noise, of the Draft EIR:  
 

4.5-7(a)  The City shall include the following as a condition of approval on 
each tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area: 
 
“The applicant shall inform and notify prospective buyers, prior to 
purchase, about existing and on-going noise generating aviation 
activities in the immediate area. The notice shall be in the form of 
a note recorded with the Deed for each property. The notifications 
shall disclose that the project area is south of the Beale Air Force 
Base and is subject to aircraft overflights, which may cause sleep 
disturbance. The language and format of such notification shall be 
reviewed and approved by the City Attorney prior to recording 
final map.” 

 
Compliance with this condition shall be ensured by the Community 
Development Department prior to the recording of any Final Map. 
 

4.5-7(b) Prior to approval of any tentative map applications for properties 
within Review Area 1 of the 2011 Beale AFB CLUP, the project 
applicant shall submit the application to the Airport Land Use 
Commission for consistency review.  

 
The above changes to the existing Draft EIR analysis of Beale AFB noise impacts do not change 
the previous conclusion because no new noise impacts have been identified.  
 
4.6 BIOLOGICAL RESOURCES 
 
For clarification purposes only, Mitigation Measure 4.6-13(c) on page 4.6-53 in Chapter 4.6, 
Biological Resources, of the Draft EIR is hereby amended as follows: 
 

4.6-13(c) The City shall include the following as a condition of approval on 
each tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area: 

 
“If the project would result in impacts to any jurisdictional 
wetlands identified within either the Hop Farm Property or the 
Johnson Rancho Property, the acreage of jurisdictional habitat 
removed shall be replaced on a “no-net-loss” basis in accordance 
with USACE and CDFG regulations. A conceptual on-site 
wetlands mitigation plan shall be submitted, including a wetlands 
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replacement ratio, agreed upon with the USACE. The mitigation 
plan shall quantify the total jurisdictional acreage lost, describe 
creation/replacement ratio for acres filled, annual success criteria, 
potential mitigation-sites, and monitoring and maintenance 
requirements. The plan shall be prepared by a qualified biologist 
pursuant to, and through consultation with, USACE. The plan may 
include funding mechanisms for future maintenance of the wetland 
and riparian habitat, which may include an endowment or other 
funding from the project applicant.” 

 
Compliance with this condition shall be ensured by the City 
Engineer prior to the approval of each tentative map. 

 
The above change is for clarification purposes only and does not alter the conclusions of the 
Draft EIR. 
 
4.12 POPULATION, EMPLOYMENT, AND HOUSING 
 
For clarification purposes, Table 4.12-7 on page 4.12-8 of Chapter 4.12, Population, 
Employment, and Housing, of the Draft EIR is hereby revised as follows: 
 

Table 4.12-7 
Employment Projections for Johnson Rancho and Hop Farm 

Land Use Acres FAR Employees per Acre Jobs 
Commercial 131.0 0.5 96.8 48.4 6,340 
Employment/Office 274.3 - 25 6,857 
Total 405.3   13,197 

 
The above change is for clarification purposes only and does not alter the conclusions of the 
Draft EIR. 
 
4.13 PUBLIC SERVICES AND UTILITIES 
 
For clarification purposes, the numbering of Mitigation Measure 4.13-1 on page 4.13-32 of 
Chapter 4.13, Public Services and Utilities, of the Draft EIR is hereby revised as follows: 
 

4.13-1(e)(d) The City shall include the following as a condition of approval on 
each tentative map application for any development within the 
Johnson Rancho area: 

 
The above change is for clarification purposes only and does not alter the conclusions of the 
Draft EIR. 
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The Responses to Comments chapter includes responses to each of the comment letters 
submitted regarding the Johnson Rancho and Hop Farm Annexation Draft EIR. Each bracketed 
comment letter is followed by numbered responses to each bracketed comment. Any change to 
the Draft EIR text required in response to a comment is identified as double underlined for new 
text and strikethrough for deleted text. All text changes are presented in Chapter 2, Revisions to 
the Draft EIR Text, of this Final EIR. 

3 RESPONSES TO COMMENTS 
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LETTER 1: GENEVIEVE SPARKS, CALIFORNIA REGIONAL WATER QUALITY CONTROL 

BOARD 
 
Response to Comment 1-1 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR.  
 
Response to Comment 1-2 
 
Mitigation Measure 4.10-3 in Chapter 4.10, Hydrology and Water Quality, of the Draft EIR states 
that the City shall require that, as a condition of approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm Annexation area, the applicant(s) obtain a 
National Pollutant Discharge Elimination System (NPDES) Construction General Permit from the 
Regional Water Quality Control Board (RWQCB). A Storm Water Pollution Prevention Plan 
(SWPPP) shall be included, as well as other documents required by the General Permit.  
 
Response to Comment 1-3 
 
The comment provides information regarding Phase I and II Municipal Separate Storm Sewer 
System (MS4) Permits. The project will be required to comply with appropriate requirements in 
effect at the time of construction. In addition, as stated on page 4.10-13 of Chapter 4.10, 
Hydrology and Water Quality, of the Draft EIR, the project would implement extensive Low 
Impact Development (LID) measures to provide hydromodification benefits and meet the new 
NPDES General Construction permit standards. As stated in the Draft EIR, the goal of LID is to 
mimic a site’s pre-development hydrology by using design techniques that infiltrate, filter, store, 
evaporate, and detain runoff close to the source of rainfall. The comment does not address the 
adequacy of the Draft EIR. 
 
Response to Comment 1-4 
 
A detailed description of the proposed project, including proposed land uses, is presented in 
Chapter 3, Project Description, of the Draft EIR. Industrial land uses or sites are not proposed for 
the project. Therefore, an Industrial Storm Water General Permit would not be required. 
However, it should be noted that a NPDES Construction General Permit would be obtained, as 
stated in Response to Comment 1-2, above. 
 
Response to Comment 1-5 
 
Mitigation Measure 4.6-13(a) in Chapter 4.6, Biological Resources, of the Draft EIR states that the 
City shall require that, as a condition of approval on each tentative map application for any 
development within the Johnson Rancho and Hop Farm Annexation area, the project applicant(s) 
consult with the USACE with respect to potential impacts to any on-site wetlands. If the USACE 
determines that the project may impact jurisdictional waters on- or off-site, the appropriate Clean 
Water Act (CWA) Section 404 permit shall be acquired by the applicant. In addition, if applicable, 
CWA Section 401 water quality certification or waiver would also be required.  
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Response to Comment 1-6 
 
See Response to Comment 1-5. 
 
Response to Comment 1-7 
 
Because the proposed project site has jurisdictional waters present on-site and would require an 
NPDES Construction General Permit, as well as possibly a CWA Section 404 and/or 401 
permit), a Waste Discharge Requirement (WDR) permit would not be necessary. 
 
Response to Comment 1-8 
 
The comment does not address the adequacy of the Draft EIR.  
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LETTER 2: JOHN M. LOWRIE, DEPARTMENT OF CONSERVATION 
 
Response to Comment 2-1 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR.  
 
Response to Comment 2-2 
 
The comment is a summary of the proposed project and does not address the adequacy of the 
Draft EIR. 
 
Response to Comment 2-3 
 
On pages 4.2-68 and 4.2-69 of Chapter 4.2, Land Use and Agricultural Resources, of the Draft 
EIR is a discussion of the project’s impacts related to the conversion of Prime Farmland to urban 
uses and the cumulative loss of agricultural land. As stated on the bottom of page 4.2-68, 
approximately one-third of the site is composed of Prime Farmland.  
 
The project would be consistent with the goals and policies related to the preservation of local 
and regional agricultural land in both the Wheatland General Plan and the Yuba County General 
Plan, as stated on the top of page 4.2-69. The Wheatland General Plan EIR concludes that the 
implementation of the goals and policies in the General Plan would minimize impacts to 
agriculture. Yet, impacts to agricultural land would remain significant and unavoidable because 
buildout of the General Plan would permanently convert Prime Farmland to non-agricultural 
uses, and the proposed project, in conjunction with other development in the Wheatland area, 
would have a significant cumulative impact related to the permanent loss of agricultural land. 
 
Response to Comment 2-4 
 
The comment is an excerpt from the Draft EIR and does not address the adequacy of the Draft 
EIR. 
 
Response to Comment 2-5 
 
The commenter expresses disagreement with the impact assessment related to conversion of 
Prime Farmland to non-agricultural uses, as discussed in Response to Comment 2-3, above. 
Potential mitigation for impacts related to the conversion of Prime Farmland to urban uses, 
including purchasing agricultural conservation easements outside the project area, was 
considered during preparation of the EIR. However, it should be noted that this mitigation would 
not create new agricultural land; rather, the mitigation would simply preserve existing 
agricultural land elsewhere. Therefore, the impact would remain significant and unavoidable. It 
should be noted that, ultimately, the final determination of the significance of impacts and the 
feasibility of mitigation measures will be made by the City as part of the City’s EIR certification 
action.  
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The Wheatland General Plan contains policies to maintain agricultural uses as long as possible, 
but it recognizes that as the community develops agricultural land inevitably will convert to 
urban uses. The City has chosen not to adopt a mandatory conservation easement program or 
similar program. Yuba County likewise has not adopted a conservation easement program and 
there is no such program in the County. Yuba County also has chosen not to participate in the 
state Williamson Act program; therefore, that program is not available for conservation of 
agricultural land.   
 
Preservation of agricultural land also is a larger County issue. The new 2030 Yuba County 
General Plan contains policies and actions to reduce impacts to agricultural resources and 
conserve areas for ongoing agricultural production. Significantly, the County General Plan 
adopts a “Valley Growth Boundary,” which reduces the overall footprint of future urban 
development in the County unincorporated areas and reduces the potential conflicts at the urban-
rural edge as part of the County’s overall strategy for agricultural and open space preservation. 
Through the County’s planning approach, the Valley Growth Boundary sets the long-term limits 
of urban development in the valley portion of the County to accommodate most development 
needs between present and buildout of the 2030 General Plan. The Valley Growth Boundary 
protects important farmland, natural resources and rural landscapes. Rather than to develop a 
costly Wheatland-only program for the purchase of conservation easements or payment of 
development fees, the City supports the County-wide preservation of agricultural land through 
the Valley Growth Boundary and policies and actions of the County General Plan.  
 
That being said, the City has determined that it is appropriate to include within the EIR 
mitigation that requires the project applicant to preserve agricultural land through a farmland 
conservation mechanism. It should be noted, however, that the impact would remain significant 
and unavoidable. 
 
Therefore, page 4.2-69 of Chapter 4.2, Land Use and Agricultural Resources, of the Draft EIR is 
hereby revised as follows: 
 

Mitigation Measure(s) 
The following Potential mitigation requiring for impacts related to the conversion 
of Prime Farmland to urban uses could include the purchasing purchase of 
agricultural conservation easements outside the project area. However, it should 
be noted that this mitigation would not create new agricultural land; rather, the 
mitigation would simply preserve existing agricultural land elsewhere. Consistent 
with the Wheatland General Plan EIR, feasible mitigation measures do not exist 
to reduce the above impact to a less-than-significant level. Therefore, the impact 
would remain significant and unavoidable. 

 
4.2-7  Prior to recording any final map for portions of the project site located 

on Prime Farmland, the project applicant shall obtain and dedicate 
a conservation easement for the purposes of ensuring continued 
agricultural viability of lands equal in acreage to the amount of 
land removed from agricultural operation within the project site. 
The lands covered within this easement or easements shall be 
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within Yuba County, and shall have equal or greater ratings under 
the Soil Classification System of the California Department of 
Conservation or its equivalent in the event that a County-wide 
program is developed. This easement shall remain in effect in 
perpetuity and shall be dedicated to Yuba County or a non-profit 
agricultural conservation association approved by the County. The 
location and amount of agricultural acreage would also be subject 
to the review and approval of the City Council. 

 
The above changes are for clarification purposes only and do not alter the conclusions in the Draft 
EIR. 
 
In addition, based on the above revision, page 4.2-70 of Chapter 4.2, Land Use and Agricultural 
Resources, of the Draft EIR is hereby revised as follows: 
 

Mitigation Measure(s) 
The following Feasible mitigation measures do not exist to would reduce the 
above impact, but not to a less-than-significant level. Therefore, the impact would 
remain significant and unavoidable. 
 
4.2-8  Implement Mitigation Measure 4.2-7. 

 
The above changes are for clarification purposes only and do not alter the conclusions in the Draft 
EIR. 
 
Response to Comment 2-6 
 
See Response to Comment 2-5. 
 
Response to Comment 2-7 
 
See Responses to Comments 2-3, 2-5, and 2-6. 
 
Response to Comment 2-8 
 
The comment consists of closing statements and does not address the adequacy of the Draft EIR. 
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LETTER 3: MICHAEL JOHNSON, AICP, PLACER COUNTY COMMUNITY 

DEVELOPMENT/RESOURCE AGENCY 
 
Response to Comment 3-1 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR.  
 
Response to Comment 3-2 
 
The comment provides information regarding the nearby surface mine and does not address the 
adequacy of the Draft EIR.  
 
Response to Comment 3-3 
 
The Draft EIR does include analysis of impacts related to the Patterson Sand and Gravel 
operations. The Land Use and Agricultural Resources chapter of the Draft EIR, Chapter 4.2, 
discusses potential incompatibilities with the mine area on page 4.2-38.  As noted by the 
commenter, the mine reclamation activities would occur through 2045, but the actual mining and 
reclamation activities would only occur in response to the market demand for the mine materials. 
Similarly, the proposed project would be built out in response to the market, which is also 
unpredictable. At this point, it is unclear as to the extent the southern area of the proposed project 
would be built out at the time mining activities would be occurring in phases 2, 3, and 4 of the 
mine. The mining activities may be complete prior to development of the southern portion of the 
Johnson Rancho project, or it may not. Thus, it is important to note that the Draft EIR is a 
program-level document assessing the proposed land uses. At such time in the future that 
specific project applications are submitted to the City, additional review would occur and any 
modifications needed to any future plans would be required at that time.  
 
For clarification purposes, page 4.2-38 of the Draft EIR is hereby revised as follows: 
 

Patterson Sand and Gravel is also located south of the southeastern corner of the 
Johnson Rancho property (i.e., the Johnson’s Crossing property) at 8705 Camp 
Far West Road. However Currently, at its closest point, Patterson Sand and 
Gravel is located just over 0.6 miles from the southern boundary of the Johnson 
Rancho property. However, the Patterson Sand and Gravel mining plan would 
extend mining operations to within 600 feet of the proposed project boundary.  
 
The Stage 1 Development Plan prepared for the Johnson Rancho portion of the 
project, which provides general development standards for the Planned 
Development zoning that will be applied to the overall project site, includes 
language requiring the careful design of future on-site development to ensure that 
adequate buffers and/or setbacks are included in the development’s design to 
minimize incompatibilities with adjacent uses. In addition, as noted in the 
Johnson Rancho Stage One Development Plan (page 1-4), the southern portion of 
the proposed project area is anticipated to include an open space area to serve as a 
buffer from adjacent land uses to the south. In addition, the actual mining and 
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reclamation activities would only occur in response to the market demand for the 
mine materials. Similarly, the proposed project would be built out in response to 
the market. It is important to note that future project applications within the 
Johnson Rancho project would undergo further review at the City to ensure land 
use compatibility with surrounding uses. Therefore, the additional review of 
future project plans, the current planning for open space buffers, and distance to 
mining activities, which would be more than sufficient to eliminate any potential 
incompatibilities resulting from operational dust and noise associated with this 
facility. 

 
The above text has been added to the Draft EIR for clarification purposes and does not change 
any of the conclusions presented therein. As stated in the text presented above from the Draft 
EIR, the distance between project land uses and the mine area would be sufficient to eliminate 
any potential incompatibilities resulting from noise associated with mining activities. Because 
noise impacts related to the mine would not occur, the analysis of such is not necessary and was 
not included in the Noise chapter of the Draft EIR.  
 
Response to Comment 3-4 
 
See Response to Comment 3-3. In addition, it should be noted that the Draft EIR is a program-
level document assessing the proposed land uses. Specific individual project designs have not 
been submitted at this time. As such, actual locations of residences are not currently known. At 
such time in the future that specific project applications and tentative maps are submitted to the 
City, additional review would occur and any modifications needed to any future projects and 
tentative maps would be required at that time. The City is open to future consultation with Placer 
County regarding potential modifications and mitigation measures of future individual projects. 
 
Response to Comment 3-5 
 
The commenter summarizes water supply in the project area and reiterates the proposed project 
impacts, as identified in the Draft EIR, related to water supply. The comment provides background 
for comments 3-6 through 3-8 below, and does not specifically address the adequacy of the Draft 
EIR.  
 
Response to Comment 3-6 
 
The Water Supply Assessment that was prepared for the project by Geocon states that, based on the 
anticipated demand from the currently proposed projects, the project would need additional 
infrastructure to supply the necessary water, but the basin as a whole has sufficient excess water to 
supply the project if additional wells were sited outside the current Wheatland Sphere of Influence 
(page 19). Therefore, based on the available information, Geocon concluded that the project would 
not cause the sub-basin to go into overdraft and the project is not anticipated to result in a 
measurable adverse impact to water supplies in the Sacramento Valley Groundwater Basin. 
 
In addition, water supply is addressed in Chapter 4.13, Public Services and Utilities, of the Draft 
EIR. As noted on page 4.13-29 of the Draft EIR: 
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The California Department of Water Resources Bulletin 118-80 documents that the South 
Yuba Sub-basin is not considered to be in overdraft and that groundwater levels within 
the sub-basin are continuing to increase to near historic high elevations due to increasing 
surface water irrigation supplies and reduced groundwater pumping. The South Yuba 
Sub-basin appears to have sufficient groundwater to meet regional demands.  
 

The Draft EIR provides an extensive discussion of water supply, including groundwater and 
determines that adequate supply exists to serve the proposed development. In addition, 
Mitigation Measure 4.13-1(a) requires the applicant to submit a long term groundwater 
monitoring plan for the project wells to ensure that the new concentration of urban supply wells 
is not causing groundwater depletion. In addition, Mitigation Measure 4.13-1(b), in compliance 
with SB 221, requires additional water supply verification at the time of each tentative map 
application. 
 
Response to Comment 3-7 
 
As noted on page 4.13-30, adequate water supply exists within the groundwater basin to supply 
the proposed project and that additional wells would be required to serve the proposed project in 
conjunction with the other projects identified in the City’s General Plan Update. Given the 
uncertainty of timing of future projects within the existing City planning area as well as within 
the proposed project, it is unknown at this time whether a new well will be required to serve a 
given future project. Therefore, the Draft EIR included mitigation measures for the proposed 
project to require groundwater monitoring, a Water Supply Verification, and payment (and 
update of) the City’s Water Impact Fee. Any future wells needed to serve the City as a whole 
would undergo separate CEQA review, if needed, and would be treated as a capitol improvement 
project. Furthermore, as stated in the Water Supply Assessment, in no case will the City approve 
a subdivision within the Johnson Rancho and Hop Farm Properties development without 
demonstrating compliance with City’s policy for long term reliable supply and verification of 
water supply in accordance with SB 221. 
 
Response to Comment 3-8 
 
The Water Supply Assessment addresses regional long-term water supply in Appendix U of the 
Draft EIR, which was additionally presented in the Draft EIR page. As noted in the Draft EIR, 
adequate water supply exists within the groundwater basin to supply the proposed project in 
conjunction with planned development within the City planning area. In addition, please refer to 
Response to Comment 3-6, where it states that Mitigation Measure 4.13-1(a) requires the 
applicant to submit a long term groundwater monitoring plan for the project wells to ensure that 
the new concentration of urban supply wells is not causing groundwater depletion. Furthermore, 
Mitigation Measure 4.13-1(b), in compliance with SB 221, requires additional water supply 
verification at the time of each tentative map application. 
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Response to Comment 3-9 
 
The commenter summarizes the Placer County Conservation Plan (PCCP) and mentions the future 
Yuba-Sutter Natural Community Conservation Plan/Habitat Conservation Plan (NCCP/HCP), as 
well as highlights Mitigation Measures 4.6-1(b) and (c) in Chapter 4.6, Biological Resources, of the 
Draft EIR. The comment does not address the adequacy of the Draft EIR.  
 
Response to Comment 3-10  
 
The commenter states Placer County’s concurrence with Mitigation Measures 4.6-1(b) and (c) in 
Chapter 4.6, Biological Resources, of the Draft EIR and further requests that the acquisition of 
mitigation lands or credits within Placer County not be allowed, as such acquisition could 
interfere with implementation of the PCCP. The comment is noted and will be forwarded to the 
decision-makers for their consideration. 
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LETTER 4: MICHELLE WHITE, PLACER COUNTY DEPARTMENT OF FACILITY SERVICES 
 
Response to Comment 4-1 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR.  
 
Response to Comment 4-2 
 
The comment describes the Sheridan Water Supply Improvement Project, but does not address 
the adequacy of the Draft EIR. 
 
Response to Comment 4-3 
 
The comment quotes sections of the Draft EIR, but does not address the adequacy of the Draft 
EIR. 
 
Response to Comment 4-4 
 
See Response to Comment 3-6. 
 
Response to Comment 4-5 
 
The reference to Figure 4.8-3 on page 4.8-15 of the Wheatland General Plan EIR in Impact 
Statement 4.10-4 on page 4.10-30 in Chapter 4.10, Hydrology and Water Quality, of the Draft 
EIR is intended to present the source for determining that the noted portion of the project site is 
located within the surrounding significant groundwater recharge areas. The figure is not intended 
to explain groundwater recharge. As stated in the Draft EIR, although the project includes the 
development of new impervious surfaces, which have the potential to affect groundwater 
recharge within a significant groundwater recharge area, the project would include a drainage 
system to allow water from the Bear River Tributaries area to ultimately flow into Bear River. 
Thus, the Draft EIR determined that the project would not result in a net loss of recharge from 
the Bear River channel and, therefore, would not result in impacts to groundwater recharge. 
 
Response to Comment 4-6 
 
The comment concludes the letter and does not address the adequacy of the Draft EIR. 
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LETTER 5: MOSES STITES, PUBLIC UTILITIES COMMISSION 
 
Response to Comment 5-1 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR.  
 
Response to Comment 5-2 
 
The comment states that the CPUC finds the Draft EIR analysis and mitigation measures 
regarding at-grade railroad crossings to be adequate. The recommendation of a General Order 
88-B is noted. 
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LETTER 6: KEVIN MALLEN, YUBA COUNTY 
 
Response to Comment 6-1 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR.  
 
Response to Comment 6-2 
 
Senate Bill (SB) 375 directs the California Air Resources Board (CARB) to work with 
California's 18 metropolitan planning organizations to align regional transportation, housing and 
land use plans, and to prepare a "sustainable communities strategy" in order to reduce the amount 
of vehicle miles traveled (VMT) in the respective regions, and demonstrate the region's ability to 
attain GHG reduction targets. Although the Draft EIR does not present a direct, side-by-side 
comparison of the project’s compliance with SB 375, the Draft EIR does present how the project 
would be consistent with regional and local plans, transportation goals set forth to reduce VMT, 
and GHG reduction goals. Compliance with such plans and goals is inherently compliant with 
SB 375.  
 
For example, SB 375 requires the CARB to establish GHG emission reduction targets on a 
regional scale. As stated on page 4.4-38 of Chapter 4.4, Air Quality and Climate Change, of the 
Draft EIR, the required mitigation measures to reduce the project’s incremental contribution to 
global climate change are consistent with Wheatland General Plan Goal 8.G and Policies 8.G.1. 
through 8.G.5., which encourage energy conservation in new and existing developments. The 
aforementioned policies, as shown on page 4.4-22, set forth specific strategies to reduce GHG 
and the carbon impact of the proposed project that would help implement the goals of SB 375. 
Mitigation Measures 4.4-6(a) through 4.4-6(c) proceed to require the development of a Climate 
Action Plan that would include measures to reduce emissions consistent with regulatory 
measures developed under Assembly Bill (AB) 32, as well as the preparation of a GHG 
reduction strategy describing specific measures to achieve the GHG reduction required in the 
Climate Action Plan. Therefore, the mitigation measures required in the Draft EIR would 
implement the goals of SB 375. 
 
In addition, the Wheatland General Plan includes goals and policies, to which the proposed 
project would be required to conform, that encourage a sustainable community and aim to reduce 
VMT, which is directly consistent with the goals of SB 375. For example, Goal 8.F and Policies 
8.F.1. through 8.F.4., presented on page 4.4-21 and 4.4-22 of the Draft EIR, require the 
integration of air quality planning with the land use and transportation process. In addition, 
various transportation-related goals and policies of the General Plan, such as Goal 2.E and 
associated policies on page 4.3-15 and Goal 2.F and associated policies on page 4.3-16 of the 
Draft EIR, implement the SB 375 goal to reduce VMT by promoting transit systems and 
providing non-motorized transportation facilities. 
 



Final EIR 
Johnson Rancho and Hop Farm Annexation  

July 2012 
 

Chapter 3 – Responses to Comments 
3 - 41 

Response to Comment 6-3 
 
Page 6-4 of Chapter 6, Statutorily Required Sections, of the Draft EIR includes the following 
statement regarding the approach to analyzing cumulative impacts and the cumulative setting of 
the project area: 
 

The geographic scope of the area for the Johnson Rancho and Hop Farm Annexation EIR 
cumulative analyses includes the City of Wheatland General Plan Study Area. These 
boundaries have been chosen because the impacts of the project would occur within these 
planning boundaries of the City of Wheatland. However, it should be noted that the 
traffic and noise analyses evaluate both the buildout of the General Plan and additional 
local growth within the City of Wheatland Sphere of Influence. Other Wheatland projects 
included in the cumulative traffic, air, and noise analyses are Jones Ranch, Heritage Oaks 
Estates, Almond Estates, and Settler’s Village. Cumulative impacts are analyzed in each 
technical chapter and summarized below. 

 
As indicated, Chapter 6 goes on to summarize the cumulative impacts of the proposed project 
related to each environmental issue area and associated mitigation measures, as presented in each 
technical chapter of the Draft EIR.  
 
In addition, Table 4.3-4 in Chapter 4.3, Transportation and Circulation, of the Draft EIR 
indicates numerous Yuba County traffic facilities were evaluated in the Draft EIR for the 
cumulative scenario. In addition, as explained on page 4.3-25 of the Draft EIR, development 
projects being considered by Yuba County were factored into the cumulative traffic analysis 
through the consultant’s use of SACOG’s SACMET traffic model. The SACOG SACMET 
traffic model includes regional land use development assumptions made by individual planning 
agencies and circulation system improvements identified in the Regional Transportation Plan.  
 
In recognizing the difficulties of trying to successfully mitigate impacts outside jurisdictional 
boundaries where fee programs are not yet fully established to ensure needed improvements are 
implemented commensurate with the point in time that the traffic impact is expected to occur, 
Impact 4.3-12 identified the project’s traffic impacts to Yuba County roadways would be 
significant and unavoidable. However, consistent with Wheatland’s desire to work with the 
County to identify feasible ways of addressing the need for future traffic improvements, the 
following mitigation measure has been included in the Draft EIR:  
 

4.3-12  At the time of submittal of the first tentative map application within the 
Johnson Rancho and Hop Farm Annexation area, if the City of 
Wheatland is a participant in any new Yuba County and/or Placer 
County regional traffic fee program(s) and the new fee program(s) 
include the improvements identified in the Traffic and Circulation 
Master Plan as necessary to mitigate the significant impacts to roadways 
in the region(s) generated by the project, the project applicant(s) shall 
pay the applicable fees toward the improvements prior to final map 
approval. 
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Response to Comment 6-4 
 
As the commenter states, the Johnson Rancho and Hop Farm Annexation Draft EIR was released 
prior to the adoption of the Yuba County 2030 General Plan. The notice of preparation of the 
Johnson Rancho and Hop Farm Annexation Draft EIR was published on August 29, 2008, well 
before the June 7, 2011 adoption of the new County General Plan Update. The Johnson Rancho 
and Hop Farm Annexation EIR properly evaluated the Project, where appropriate, against the 
County General Plan that was in effect at the time the NOP was published. (CEQA Guidelines 
section 15125[a], [d]-[e])  
 
It should be noted, however, that the Draft EIR does in fact take into consideration information 
contained in the 2030 General Plan. For example, Impact Statement 4.1-3 on page 4.1-16 of 
Chapter 4.1, Aesthetics, of the Draft EIR takes into consideration the land use designations of the 
Draft General Plan Update. In addition, page 4.2-69 of Chapter 4.2, Land Use and Agricultural 
Resources, states, “It should be noted, however, that the Yuba County General Plan is currently 
being updated and when the General Plan Update is complete, the Johnson Rancho and Hop 
Farm Annexation project area is expected to be designated as City of Wheatland urban 
development, not as agricultural land.” Furthermore, Mitigation Measure 4.3-12 on page 4.3-51 
of Chapter 4.3, Transportation and Circulation, of the Draft EIR is stated to be “[…] consistent 
with the goals and policies in regard to regional transportation planning in the Yuba County General 
Plan Update, and implementation would reduce the above impact, but not to a level that is less-than-
significant.”  
 
Response to Comment 6-5 
 
The City recognizes the importance of agricultural lands and orderly growth within the County, 
as evidenced by the detailed discussion included in Table 4.2-4, Wheatland General Plan Update 
Policy Discussion, and Table 4.2-5, Yuba LAFCo Policy Discussion, in the Chapter 4.2, Land 
Use and Agricultural Resources, of the Draft EIR. As explained in the agricultural policies 
section of Table 4.2-5,  
 

The proposed project is immediately adjacent to the existing southern/southeastern 
boundary of the City of Wheatland, and is within the Wheatland SOI. As described below 
in Impact Statement 4.2-6, the majority of the project site is composed of prime farmland 
soils. The City of Wheatland is located within an area largely composed of prime 
farmland soils; thus, urban expansion of the City would, to some extent, necessarily result 
in the conversion of prime agricultural land. As discussed in Chapter 4.10, Hydrology 
and Water Quality, and shown in Figures 4.10-1 through 4.10-3, portions of the City and 
the majority of the surrounding areas are within flood hazard zones due to nearby levees. 
Although urban expansion to the east of the existing City of Wheatland would have 
developmental constraints related to flooding, the constraints would be significantly less 
than those of the areas to the north and west of the City, as shown in Figures 4.10-1 
through 4.10-3. Therefore, even though development of the project would result in the 
conversion of prime agricultural land, the proposed project location is the most logical 
and orderly option for expansion of the urban area. 
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Response to Comment 6-6 
 
As presented in Chapter 3, Project Description, on page 3-24 of the Draft EIR, the proposed 
project includes the following two objectives related to development of the project:  
 

7. Establish a comprehensive development implementation framework that provides 
long-term guidance and direction for future development, and includes 
mechanisms for properly anticipating infrastructure improvements and mitigation 
requirements. 

 
11. Provide a single, coordinated and comprehensive development plan with a high 

level of consistency and quality for a large area in order to avoid the piecemeal, 
parcel by parcel development that would likely develop in the absence of a 
unified development plan, thereby enhancing the image and character of 
Wheatland and supporting the adopted Wheatland Community Vision. 

 
These objectives are meant to ensure phased, orderly development of the proposed project and 
encourage sustainable community planning. 
 
In addition, in Table 4.2-4 on Page 4.2-42 and 4.2-43, in Chapter 4.2, Land Use and Agricultural 
Resources, in the discussion regarding the project’s consistency with Policy 1.A.3 of the 
Wheatland General Plan Update, the Draft EIR states the following: 
 

In addition, it is important to note that the proposed project is not envisioned to be built 
out all at once; rather, once the program-level entitlements, which are the subject of this 
EIR, are approved by the City, it is anticipated that buildout of the project would occur in 
phases, as the market will support. Each phase will require subsequent discretionary 
project-level approvals, including Stage 2 Development Plans and tentative maps. 

 
Furthermore, the Wheatland General Plan Update includes the following policy, with which the 
project would be required to comply: 
 

Policy 1.G.6. The City shall require that proposed commercial, employment, and 
residential development is phased in order to insure the continuation of 
an adequate tax base to fund necessary infrastructure and City services.  

 
Response to Comment 6-7 
 
The Cumulative Impacts land use discussion evaluates the project’s incremental contribution to 
land use changes within the Wheatland SOI, which includes County lands. It is not necessary to 
expand the cumulative land use impact discussion to the greater region as the City of Wheatland 
has no jurisdiction over land use decisions within these areas. To the extent that land use changes 
occurring in other jurisdictions may cause physical impacts related to those of the Johnson 
Rancho and Hop Farm Annexation project, these impacts have been evaluated within the 
Johnson Rancho and Hop Farm Annexation Draft EIR (i.e., cumulative traffic analysis – see 
Response to Comment 6-3, above).  
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Impact 4.2-6, “Increases in the intensity of land uses in the region due to the proposed project 
and all other projects in the Wheatland area,” determined that, while the proposed project, along 
with reasonably foreseeable projects within the City of Wheatland, would change the intensity of 
land uses within the region, the type and intensity of development for the Hop Farm portion of 
the project site would be consistent with the intensity of land uses anticipated by the General 
Plan Update. In addition, long-term plans for the City of Wheatland have designated the Johnson 
Rancho portion of the project site for urban development. Furthermore, the environmental 
impacts, such as traffic, air, and noise impacts, that could be created due to implementation of 
the proposed project have been analyzed in this Draft EIR, and mitigation has been provided for 
those cumulative impacts, where necessary. Given the land use controls, General Plan goals and 
policies, and development standards presently in use within Wheatland, the project’s incremental 
contribution to cumulative land use impacts would be minimized to a level that is considered 
less-than-significant. 
 
Response to Comment 6-8 
 
Impact Statement 4.12-1 on page 4.12-8 in Chapter 4.12, Population, Employment, and Housing, 
of the Draft EIR discusses the project’s impacts to the jobs-to-housing ratio in the City of 
Wheatland. The Draft EIR determined the following: 
 

The jobs/housing ratio of the Johnson Rancho and Hop Farm Annexation area would be 
consistent with the ratio anticipated in the General Plan Update. In fact, the proposed 
project would be expected to slightly improve the jobs-to-housing ratio, as compared to 
what is expected under buildout of the General Plan. Therefore, the project would be 
consistent with the Yuba County LAFCo policy (as well as the City of Wheatland policy) 
that addresses the jobs-to-housing ratio, and the impact related to the jobs-to-housing 
ratio within the City of Wheatland would be less-than-significant. 

 
Response to Comment 6-9 
 
For clarification purposes, Table 4.12-7 on page 4.12-8 of Chapter 4.12, Population, 
Employment, and Housing, of the Draft EIR is hereby revised as follows: 
 

Table 4.12-7 
Employment Projections for Johnson Rancho and Hop Farm 

Land Use Acres FAR Employees per Acre Jobs 
Commercial 131.0 0.5 96.8 48.4 6,340 
Employment/Office 274.3 - 25 6,857 
Total 405.3   13,197 

 
The above change is for clarification purposes only and does not alter the conclusions of the 
Draft EIR. As stated on page 4.12-8, a Floor Area Ratio (FAR) of 0.5 and a conservative density 
of one employee per 450 square feet of commercial (48.4 employees per acre), was utilized to 
determine the buildout jobs-to-housing ratio of the project area. This was determined using the 
procedures for deriving standards of population density for non-residential uses on page 1-2 of 
Chapter 1, Land Use and Community Character, of the City of Wheatland General Plan. The 
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FAR of 0.5 is the maximum allowable FAR for Commercial land use designations, as stated on 
page 1-4 of Chapter 1, Land Use and Community Character, of the General Plan. In addition, the 
average employee density (square feet per employee) for commercial land uses for the City of 
Wheatland, according to the General Plan (Table 1-1 on page 1-5 of the General Plan), is 400. 
Thus, as stated above and in the Draft EIR, a conservative density of one employee per 450 
square feet was utilized.  
 
Response to Comment 6-10 
 
Given the program-level analysis contained in the Johnson Rancho and Hop Farm Annexation 
Draft EIR, it is not necessary for the Draft EIR to identify the costs of infrastructure 
improvements. What needs to be identified in this program-level analysis is the mechanism by 
which fees will be collected to ensure that the infrastructure improvements needed for the 
proposed project can be successfully constructed. The Draft EIR mitigation measures (See 
Mitigation Measure 4.13-1(c,e) regarding water supply improvements; Mitigation Measure 4.13-
2 (c,e) regarding sewer improvements; Mitigation Measure 4.13-4(a,b) regarding police services; 
and Mitigation Measure 4.13-5 (a,c) regarding fire services). As explained in these mitigation 
measures, for the Hop Farm portion of the project, where backbone infrastructure improvements 
and police and fire equipment have already been included in the City’s Public Facilities 
Financing Plan as part of the General Plan Update process to serve buildout of this property, the 
fee mechanism is payment of the City’s applicable development impact fees. For the Johnson 
Rancho portion of the project, the fee mechanism included in the above-referenced mitigation 
measures is an update of the existing Public Facilities Financing Plan to include the 
infrastructure and equipment costs associated with Johnson Rancho. Additional detailed 
infrastructure information will be required with each tentative map submittal. 
 
Response to Comment 6-11 
 
The City’s traffic impact fees are based upon the circulation improvements identified in the 
Circulation Diagram of the City’s General Plan. Therefore, the existing City Traffic Impact Fee 
collects money towards the Wheatland Expressway (i.e., “Wheatland Bypass” as identified on 
the GP Circulation Diagram). Per Mitigation Measure 4.3-1(a) of the Draft EIR, each future 
applicant will be required to pay the City’s Traffic Impact Fee.  
 
As explained in Impact 4.13-7 of Chapter 4.13, Public Services and Utilities, of the Draft EIR, 
the Johnson Rancho and Hop Farm Annexation project includes a substantial amount of park 
space and linear park space. The Land Use Matrix (See Table 3-1 in Chapter 3, Project 
Description, of the Draft EIR) indicates that for both the Hop Farm and Johnson Rancho portions 
of the site adequate park space would be provided, if active park area is considered in 
combination with proposed linear parkway and open space/drainage areas. Given the project’s 
provision of adequate park acreage and the mitigation measures included (4.13-7(a,b)) to ensure 
that future tentative map applications include adequate park acreage and pay applicable park 
fees, it is not anticipated that the project would result in substantial use of regional parks, thereby 
necessitating contribution of funding to such a system. In addition, see Response to Comment 6-
15, below.  
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Furthermore, Mitigation Measure 4.3-12 on page 4.3-52 of Chapter 4.3, Transportation and 
Circulation, of the Draft EIR (also presented in Response to Comment 6-3) requires that “[…] if 
the City of Wheatland is a participant in any new Yuba County and/or Placer County regional 
traffic fee program(s) and the new fee program(s) include the improvements identified in the 
Traffic and Circulation Master Plan as necessary to mitigate the significant impacts to roadways 
in the region(s) generated by the project, the project applicant(s) shall pay the applicable fees 
toward the improvements.” 
 
Response to Comment 6-12 
 
The Draft EIR evaluated potential impacts to the project resulting from Beale AFB. Because the 
potential impacts to the project resulting from Beale AFB are restricted to noise, the analysis of 
Beale AFB in the Draft EIR is limited to Chapter 4.5, Noise, of the Draft EIR. The Draft EIR did 
evaluate the potential noise impacts from Beale utilizing the latest contours set forth in the 2011 
Beale AFB Land Use Compatibility Plan, as evidenced by the contours shown in Figure 4.5-2 of 
the Noise chapter of the Draft EIR (Chapter 4.5). Inadvertently, the discussion in Impact 4.5-6, 
still references the 2005 Air Installation Compatible Use Zone Report. As a result, Impact 4.5-6, 
starting on page 4.5-29 of the Draft EIR is hereby clarified as follows:  
 

4.5-6 Impacts related to exposure of sensitive receptors to aviation noise from 
the Beale AFB that exceeds the acceptable noise standards. 

 
The Beale AFB Airport Land Use Compatibility Plan (ALUCP) is associated with 
several jurisdictions and their associated plans and regulations, including the City 
of Marysville, the City of Wheatland, Yuba County, and Sutter County. The 
ALUCP utilized the “current mission” CNEL contours to represent the long-range 
(20+ years) noise impacts of Beale AFB. The contours are identified by the 
following four CNEL ranges: 75+ dB CNEL, 70-75 dB CNEL, 65-70 dB CNEL, 
and 60-65 dB CNEL (as presented in the 200511 Air Installation Compatibility 
Zone [AICUZ] Beale Air Force Base Land Use Compatibility Plan that was 
prepared for Beale AFB). As discussed above, the Beale AFB safety zones and 
noise contours depicted on Figure 4.5-2 indicate that the entire proposed project 
site would be located well outside the 60 dB CNEL noise contour, and the project 
site would not be exposed to exterior noise levels exceeding 60 dB CNEL. 
Therefore, impacts related to exposure of sensitive receptors to aviation noise 
from Beale AFB that exceeds the acceptable noise standards would be less-than-
significant. 

 
Response to Comment 6-13 
 
As explained above in Response to Comment 6-12, the entirety of the project site is outside of 
the projected long-term 60 dB CNEL noise contour for Beale AFB per Map 2 of the Land Use 
Compatibility Plan (LUP). As a result, noise impacts would not occur to the project from aircraft 
operations at Beale AFB. The analysis in Impact 4.5-7 of the Draft EIR was conducted out of an 
abundance of caution to consider whether single event noise levels from aircraft operations could 
affect sleep disturbance even though noise levels experienced at the project site would be below 
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the relevant standard of 60 dB CNEL (see the criteria set forth in Table 1, Noise Compatibility 
Criteria, of the Beale AFB LUP, which sets the noise threshold for residential uses at 60 dB 
CNEL). It is important to note that an established threshold of significance for sleep disturbance 
does not exist. The disclosure statement mitigation included in the Draft EIR (Mitigation 
Measure 4.5-7) is consistent with the requirements set forth in the 2011 Beale AFB LUP for 
Review Areas 1 and 2.  
 
Response to Comment 6-14 
 
According to Map 1 of the Beale AFB LUP, Compatibility Policy Map, Airport Influence Area, 
the majority of the project site is located within Review Area 2, with the far northeastern corner 
of the project site being located in Review Area 1. As a result, the following mitigation measure 
is hereby added to the mitigation already included for Impact 4.5-7:  
 

4.5-7(a)  The City shall include the following as a condition of approval on 
each tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area: 

 
“The applicant shall inform and notify prospective buyers, prior to 
purchase, about existing and on-going noise generating aviation 
activities in the immediate area. The notice shall be in the form of 
a note recorded with the Deed for each property. The notifications 
shall disclose that the project area is south of the Beale Air Force 
Base and is subject to aircraft overflights, which may cause sleep 
disturbance. The language and format of such notification shall be 
reviewed and approved by the City Attorney prior to recording 
final map.” 

 
Compliance with this condition shall be ensured by the Community 
Development Department prior to the recording of any Final Map. 

 
4.5-7(b) Prior to approval of any tentative map applications for properties 

within Review Area 1 of the 2011 Beale AFB CLUP, the project 
applicant shall submit the application to the Airport Land Use 
Commission for consistency review.  

 
The above changes to the existing Draft EIR analysis of Beale AFB noise impacts do not change 
the previous conclusion because no new noise impacts have been identified.  
 
Response to Comment 6-15 
 
As stated on page 4.13-43 of Chapter 4.13, Public Services and Utilities, of the Draft EIR, upon 
annexation to the City of Wheatland, the Johnson Rancho and Hop Farm Annexation project 
would be located within the jurisdiction of the Wheatland Police Department. Per Mitigation 
Measure 4.13-4(a, b), prior to issuance of building permits the applicant will be required to pay 
towards additional needed law enforcement personnel and equipment to ensure that the 
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Wheatland Police Department will have the ability to adequately provide the law enforcement 
needs of the project. Though the project could still create some demand on the Yuba County 
Sheriff’s Department (e.g., potential use of jail, coroner), as explained in the discussion 
concerning the revenue neutrality LAFCo policy (See Table 4.2-5 of the Land Use and 
Agricultural Resources chapter), the City of Wheatland will continue to work with Yuba County 
to negotiate a tax-sharing agreement satisfactory to both parties prior to seeking approval of the 
annexation application by LAFCo.  
 
Response to Comment 6-16 
 
The existing setting section as well as Impact 4.2-7 of Chapter 4.2, Land Use and Agricultural 
Resources, of the Draft EIR includes a detailed assessment of the project site soils. As explained 
in these sections, according to the USDA NRCS, Yuba County Soil Survey, the soil complexes 
found on the project site include Columbia fine sandy loam, 0 to 1 percent slopes; Columbia fine 
sandy loam, 0 to 1 percent slopes, occasionally floods; Conejo loam, 0 to 2 percent slopes; 
Holillipah loamy sand, 0 to 1 percent slopes, occasionally floods; Horst sandy loam, 0 to 1 
percent slopes; Horst silt loam, 0 to 2 percent slopes; Perkins loam, 0 to 2 percent slopes; and 
Redding gravelly loam, 3 to 8 percent slopes. The majority of the site is composed of Horst silt 
loam, 0 to 2 percent slopes, which is designated as Prime Farmland soil that is well suited for 
irrigated crops and Redding gravelly loam, 3 to 8 percent slopes, which is not well suited for 
agriculture but is primarily used for range, pasture, and woodland. The Yuba County Candidate 
Listing for Prime Farmland and Farmland of Statewide Importance also identifies the following 
soils as being soils that meet the criteria for Prime Farmland: Columbia fine sandy loam, 0 to 1 
percent slopes; Columbia fine sandy loam, 0 to 1 percent slopes, occasionally flooded; Conejo 
loam 0 to 2 percent slopes; Holillipah loamy sand, 0 to 1 percent slopes, occasionally flooded; 
Horst sandy loam, 0 to 1 percent slopes; and Perkins loam 0 to 2 percent slopes. Overall, 
approximately one-third of the site is composed of Prime Farmland. 
 
It is not necessary to provide crop yields, farm gate sales values, and other types of data 
mentioned by the commenter in order to provide an adequate assessment of the potential physical 
environmental impacts resulting from the project on agricultural lands. 
 
Regarding the commenter’s reference to agricultural mitigation, it is noted that development of 
agricultural lands designated by the Wheatland General Plan for urbanization was found to be 
significant and unavoidable in the General Plan EIR. As part of the adoption of the General Plan 
and certification of the General Plan EIR, Wheatland City Council made certain Findings of Fact 
and adopted a Statement of Overriding Considerations for all of the significant and unavoidable 
impacts (e.g., loss of agricultural lands) that would result from the implementation of the General 
Plan, determining that the benefits of the project would outweigh its adverse effects. Similarly, 
the Johnson Rancho and Hop Farm Annexation Draft EIR determined that loss of Prime 
Farmland resulting from the project would be considered a significant and unavoidable impact. 
As noted on page 4.2-69 of the Land Use and Agricultural Resources chapter, potential 
mitigation for impacts related to the conversion of Prime Farmland to urban uses could include 
purchasing agricultural conservation easements outside the project area. It should be noted that 
this mitigation would not create new agricultural land; rather, the mitigation would simply 
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preserve existing agricultural land elsewhere (See also Response to Comment 2-5, which 
discusses mitigation for impacts to agricultural land). 
 
Response to Comment 6-17 
 
Impact 4.2-1, Compatibility with surrounding agricultural operations, discusses the buffers that 
exist or will exist between the project and agricultural operations. It is important to note that 
Raney Planning & Management consulted with the commenter (i.e., Yuba County Agricultural 
Commissioner) during the preparation of the agricultural resources section of the Draft EIR (see 
endnote 6 in Chapter 4.2). The following select discussion excerpted from Chapter 4.2 reflects 
input from the Agricultural Commissioner, as amended in this Final EIR in Response to 
Comment 6-52, and describes the existing/proposed buffers,  
 

Regarding the agricultural lands east of the Hop Farm project site, given that these lands 
are part of the Johnson Rancho portion of the project, any potential land use 
incompatibilities resulting from these agricultural lands would be considered temporary, 
as the entirety of the Johnson Rancho portion of the project site is anticipated to be 
developed in the long-term. However, in the short-term, active agricultural operations on 
the lands east of the Hop Farm property (i.e., AKT Ranch), could result in the generation 
of dust, noise, and drift of agricultural chemicals, which could create incompatibilities 
with the sensitive land uses proposed for the Hop Farm Property. However, all pesticide 
applications must be made in accordance with the product’s label. In addition, Title 3 of 
the California Code of Regulations (Division 6, Chapter 3, Subchapter 2, Article 1, 
Section 6600 [General Standard of Care]) states that each person performing pest control 
shall follow certain procedures including the following: 
 

 Use only pest control equipment which is in good repair and safe to operate; 
 Perform all pest control in a careful and effective manner; 
 Use only methods and equipment suitable to insure proper application of 

pesticides; 
 Perform all pest control under climatic conditions suitable to insure proper 

application of pesticides; and  
 Exercise reasonable precautions to avoid contamination of the environment. 

 
Furthermore, the Yuba County Agricultural Commissioner has indicated that in order for 
farmers to get clearance on spraying restricted material pesticides, they first need to 
request and obtain a permit from the Agricultural Commissioner. As part of this process, 
the Agricultural Commissioner reviews the proposed types of agricultural chemicals and 
application methods as well as the uses surrounding the agricultural lands that would be 
sprayed. The Agricultural Commissioner uses a variety of conditions that he can apply to 
any pesticide permit, such as only permitting pesticide applications during favorable wind 
conditions, or restricting aerial application within a certain distance of nearby residential 
receptors and only allowing ground spraying. In summary, if the Hop Farm property 
precedes the development of the AKT Ranch portion of the Johnson Rancho property, the 
AKT orchard operator would need to obtain a pesticide permit from the Yuba County 
Agricultural Commissioner, if applicable, and follow product labeling and the California 
Code of Regulations procedures, which would ensure the limited residential uses on the 
Hop Farm property are not adversely affected.  
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It should also be noted that Bear River and the Bear River levee bound the Hop Farm’s 
southern boundary. These physical land features would act as an adequate buffer between 
the project’s sensitive receptors and the agricultural operations to the south of Bear River 
in Placer County. More specifically, the proposed residential uses on the Hop Farm 
property would be located a minimum of 0.13 miles, or approximately 690 feet, from the 
nearest agricultural lands in Placer County to the south. This distance is nearly 190 feet 
more than the most strict buffer (i.e., 500 feet) often employed by regulatory agencies 
between sensitive receptors and those agricultural lands receiving the most intense type 
of pesticide applications (i.e., aerial). 

 
The active agricultural operations on the lands south of the Johnson Rancho property 
could result in the generation of dust, noise, and drift of agricultural chemicals, which 
could create incompatibilities with the sensitive land uses proposed for the Johnson 
Rancho Property. As a result, the Land Use Plan for the project, as illustrated in Figure 
4.2-2[…], includes a large open space/drainage corridor along much of the southern 
boundary of the Johnson Rancho property. This open space/drainage corridor would 
provide a substantial buffer between the agricultural lands and the proposed LMDR uses 
for the project. In addition, potential interim incompatibilities would be made known to 
prospective homebuyers through the use of disclosure statements. Included in the 
disclosure statement will be language regarding the fact that Placer County has a right to 
farm ordinance, which seeks to retain and promote the agricultural industry within the 
County. 
 
The active agricultural operations on the parcel north of the Dave Browne property (north 
of Spenceville Road), which is within the Johnson Rancho portion of the project could 
also result in the generation of dust, noise, and drift of agricultural chemicals. As a result, 
until such time that the agricultural land located north of the Dave Browne property is 
developed, potential interim incompatibilities could result and therefore would be made 
known to prospective homebuyers through the use of disclosure statements. Included in 
the disclosure statement will be language regarding the fact that Yuba County has a right 
to-farm ordinance, which seeks to retain and promote the agricultural industry within the 
County. 
 

The above discussion excerpted from the Draft EIR demonstrates that the residential areas 
proposed for the project would be adequately separated from adjacent agricultural operations 
either by use of existing/proposed buffer areas, or by restrictions placed on pesticide permits 
received from the Yuba County Agricultural Commissioner.  
 
Response to Comment 6-18 
 
See Response to Comment 6-17. Regarding the comment pertaining to bee complaints, page 4.2-
38 of the Draft EIR states the following:  
 

It should also be noted that bee boxes are sometimes utilized on the agricultural 
properties that make up the Johnson Rancho property. These bee boxes are part of a very 
small operation by which the farmers harvest the honey and wax from the bees’ activities. 
These bee boxes would not generate any incompatibilities with future residents within the 
Johnson Rancho property because they would be removed prior to any construction work 
occurring on-site. 
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Response to Comment 6-19 
 
See Responses to Comments 2-5 and 6-16.  
 
Response to Comment 6-20 
 
The Hydrology and Water Quality chapter of the Draft EIR, Chapter 4.10, describes existing 
drainage patterns for the project site and the region and evaluates potential impacts of the project 
with respect to drainage and water quality concerns. The chapter is based on the technical reports 
prepared for the City by Civil Engineering Solutions, who has extensive experience evaluating 
the drainage facilities in and around the City of Wheatland (See Appendices R and S of the Draft 
EIR for the technical Master Drainage Study and Background, Constraints and Opportunities 
Analysis for Drainage, respectively). More specifically, Impact Statement 4.10-1 in Chapter 4.10 
discusses the proposed project’s impacts from surface runoff on Bear River, Dry Creek, 
Grasshopper Slough Tributaries, and Grasshopper Slough. The program-level analysis concludes 
that construction of 17 detention facilities would lower peak flow increases generated by 
buildout of the Johnson Rancho and Hop Farm Annexation project to at or below pre-project 
conditions. Mitigation Measure 4.10-1(a-d) has been included in the Draft EIR to ensure that the 
recommendations in the Master Drainage Report are implemented as site-specific tentative map 
applications come forward in the future.  
 
As part of the hydrology analysis for the Nichols Grove project that was recently approved by 
the City of Wheatland, a hydraulic analysis was conducted by MBK Engineers (the Reclamation 
Districts’ Engineer) to determine if the proposed project would result in an increase in total water 
volume that would be sufficient to materially raise the downstream water surface elevation. The 
maximum water surface increase during a 100-year storm event due to Wheatland General Plan 
buildout would be 0.0058 feet at mile 2.68 on Dry Creek and 0.032 feet at mile 5.91 on the Bear 
River (See Table 4.10-3 of Chapter 4.10, Hydrology and Water Quality, of the Nichols Grove 
Draft EIR). The increase due to the Nichols Grove development on the Bear River was 
determined to be less than 0.002 feet, and would result in a maximum increase of 0.006 at RM 
5.162 on Dry Creek. According to MBK, calculated water surface changes below 0.01 feet are 
typically considered beyond the ability of the hydraulic model used to resolve and are, therefore, 
considered negligible. Although the Johnson Rancho project is considerably larger than the 
Nichols Grove project, given the negligible increase in surface water change predicted for the 
Nichols Grove project, which was well under the 0.01-foot criterion, as well as the fact that the 
Johnson Rancho project has been designed with sufficient detention to ensure that post-
development flows are equal to or less than pre-development flows, Best Slough would not be 
affected by the project.   
 
Response to Comment 6-21 
 
Contrary to the comment, the Draft EIR does in fact address traffic impacts to County Roads, 
including those listed by the commenter (i.e., Marysville Bypass – Yuba River Parkway from SR 
70 to North Beale Rd, McGowan Parkway, Jasper Land, Camp Far West Road, and Wheatland 
Road). Table 4.3-4 in Chapter 4.3, Transportation and Circulation, of the Draft EIR, presents the 
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roadways segments analyzed for impacts, which include the aforementioned roadways as well as 
various other County roads surrounding the City. 
 
Response to Comment 6-22 
 
The City of Wheatland will assume the responsibility of maintaining State Street and Spenceville 
Road once the project is annexed to the City. It should be noted that State Street has been 
annexed into the City as part of a separate project.  
 
Response to Comment 6-23 
 
The Draft EIR traffic impact analysis did not evaluate the operation of intersections outside of 
Wheatland, but the analysis did identify daily traffic volumes on major roads in Yuba County. 
Information regarding the effects of the Johnson Rancho and Hop Farm Annexation project on 
South Beale Road has been assembled from the traffic models used for the analysis and from the 
Yuba County GPU FEIR. 
 
Information regarding South Beale Road and the SR 65 / South Beale Road intersection is 
available from the Yuba County GPU FEIR, which indicates that under “current” conditions the 
intersection operated at level of service (LOS) C in the AM peak hour and LOS D in the PM 
peak hour, with the peak hour volume on South Beale Road identified as 220 vehicles per hour 
(vph). That hourly volume would suggest a daily volume of roughly 2,300 average daily trips 
(ADT). 
 
The SACMET traffic model employed to identify impacts to locations beyond the Wheatland 
Sphere of Influence identified the future daily traffic volume on South Beale Road at 2,560 ADT 
without the Johnson Rancho and Hop Farm Annexation project and 2,890 ADT with buildout of 
the proposed project. These forecasts are similar to the projection contained in the Yuba County 
GPU FEIR for Scenario 1 (Alt 2) (i.e., 3,100 ADT). These projected volumes are within the 
County’s LOS C and D thresholds for a rural major collector (i.e., 7,000 and 10,000 ADT). Thus 
the project’s impact to South Beale Road is not significant. 
 
The primary issue associated with the SR 65 / South Beale Road intersection is the eventual 
construction of a grade-separated interchange. The Yuba County GPU FEIR notes that a grade-
separated interchange on SR 65 will serve South Beale Road and the Wheatland Bypass. 
However, precise plans for the alignment of the Bypass (Wheatland Expressway) do not exist 
and the configuration of the future interchange is not known. Thus analysis of the operation of 
this interchange in the future is speculative. 
 
Response to Comment 6-24 
 
For clarification purposes, in response to the comment, page 4.3-2 of Chapter 4.3, Transportation 
and Circulation, of the Draft EIR is hereby revised as follows:  
 

Camp Far West Road / McCourtney Road. Camp Far West Road is a rural road 
that links Placer County with Yuba County via Spenceville Road in the area east 
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of the project near the Beale AFB’s south gate. Camp Far West Road originates at 
an intersection on Spenceville Road and continues southerly to the Camp Far 
West Reservoir dam, south of which the route becomes McCourtney Road. 
McCourtney Road extends for another 15 miles to the Lincoln city limits. In the 
northerly direction, Camp Far West Road ultimately connects to SR 20. New 
traffic counts conducted for this study in 2009 revealed that Camp Far West Road 
carried 630 ADT between Spenceville Road and the Placer County line. 
McCourtney Road carried 770 ADT between the Yuba County line and Riosa 
Road, with the volume rising to 1,600 ADT between Riosa Road and the Lincoln 
city limits. 
 

The above change is for clarification purposes and does not alter the conclusions in the Draft EIR. 
 
Response to Comment 6-25 
 
A combination of rural roads links the Wheatland area with the east side of Beale AFB, the 
Spenceville Wildlife Refuge and, ultimately, SR 20. These roads are in varying conditions and 
range from improved Yuba County roads to lightly maintained gravel roads. The Yuba County 
GPU FEIR indicates that the peak hour traffic volumes on these roads range from 50 to 80 vph in 
the area beyond Spenceville Road. Improvements to these roads were discussed in the past when 
the Yuba Highlands Master Plan and River Highlands Community Plan were processed. 
However, the Yuba Highlands Master Plan was rejected and the residential density in this area of 
the County was reduced in the Yuba County GPU.  
 
Future daily traffic volumes on these rural roads that are identified in the Yuba County GPU 
FEIR range from 1,000 to 1,400 ADT, and the roads are not listed among those where the 
County’s LOS D threshold would be exceeded. The SACMET traffic model indicates that the 
Johnson Rancho and Hop Farm Annexation project would increase the daily volume on this 
route by 60 ADT. This increment would not have an appreciable impact to the roads. 
 
It should be noted that the SACMET traffic modeling tool includes regional land use development 
assumptions made by individual planning agencies and circulation system improvements identified 
in the Regional Transportation Plan. Because the SACMET model land use data set does not 
include full buildout of the current Wheatland General Plan, the SACMET model had to be 
modified to include all of the land uses inherent to the current Wheatland General Plan to create the 
No Project baseline. Subsequently, the land uses contained in the Johnson Rancho and Hop Farm 
Annexation area were added to the SACMET model to generate Plus Project forecasts. 
 
Response to Comment 6-26 
 
See Response to Comment 6-27, below. 
 
Response to Comment 6-27 
 
The reference to Forty Mile Road in the Draft EIR is incorrect. Wheatland Road follows the 
Yuba County/Sutter County line, and Pleasant Grove Road is the extension of Forty Mile Road 
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south of Wheatland Road within Sutter County. In order to reflect the correct street name and 
jurisdiction, Table 4.3-11 on page 4.3-32 and Table 4.3-13 on page 4.3-47 in Chapter 4.3, 
Transportation and Circulation, of the Draft EIR are hereby revised as shown on the following 
pages. 
 
Although Sutter County has different LOS thresholds for roadway segments than those identified 
for Yuba County in the Draft EIR, the Sutter County thresholds are higher. Based on the LOS 
thresholds contained in the Sutter County General Plan Update Draft EIR, the portion of Pleasant 
Grove Road in question would operate at LOS E in 2025 with and without the proposed project, 
as opposed to the LOS F identified in the Draft EIR for the proposed project. Therefore, the 
significance of identified impacts, prescribed mitigation measures, and resulting mitigated LOS 
identified in the proposed project Draft EIR would remain applicable.  
 
Response to Comment 6-28 
 
The traffic consultant and the City of Wheatland contacted Yuba County and Placer County 
during May 2009 through August 2009 to discuss traffic modeling issues and resources relating 
to this study. At that time, various traffic models were reviewed. Placer County specifically 
requested that the SACMET model be used. Yuba County identified year 2030 and year 2050 
versions of the Tri-County model, but noted modifications to each model would be needed and 
that using the Yuba County General Plan Update (GPU) traffic model was their preference. The 
parties involved discussed the land use scenarios that could be part of the pending County GPU 
and noted problems using either of the Tri-County models, due to the level of land uses in each 
(i.e., 2030 version lacked some projects and 2050 version exaggerated development potential 
compared to the approach being discussed for the GPU). Due to the GPU schedule, the model 
was not available for use for the proposed project. Therefore, the City of Wheatland elected to 
proceed using the SACMET model as the basis for forecasts outside of Wheatland. 
 
It should be noted that Yuba County’s October 10, 2008 response to the Draft EIR NOP 
identified County roadways of concern to be addressed in the Draft EIR, but did not specifically 
request that the Tri-County traffic model be used.  
 
Response to Comment 6-29 
 
Because the Wheatland Expressway and SR 65 south of the expressway are roadways within the 
Wheatland SOI, traffic volumes on the these roadways were determined using the City of 
Wheatland GPU version of the Tri-County traffic model. Traffic volumes on SR 65 beyond the 
expressway were determined using the SACMET model. At some locations, the two tools 
utilized do not yield the same forecasts due to differing land use assumptions, variation in the 
model link network layout, and differences in the geographical distribution of 
attractions/activity. Thus, differences could occur where the two models meet and the SACMET 
model’s volumes north of Wheatland are lower.  
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Table 4.3-11 (continued) 
Future Roadway LOS 

Location 

Facility 

Jurisdiction 

Existing Wheatland GP With Proposed Project 

Class Lanes 
Daily 

Volume LOS v/c 
Daily 

Volume LOS v/c 
A Street from C Street to Spenceville Road Urban 2 Wheatland - -  10,000 C 0.67 

C Street from A Street to C Street (eastern portion) Urban 2 Wheatland - -  19,150 D 1.28 

C Street from C Street (eastern portion) to E Street Urban 2 Wheatland  -  13,050 D 0.87 

E Street from C Street to F Street Urban 2 Wheatland - -  4,325 C 0.29 

B Street from Spenceville Road to E Street Urban 2 Wheatland - -  11,275 C 0.75 

E Street from Spenceville Road to B Street Urban 2 Wheatland - -  7,000 C 0.47 

D Street from Spenceville Road to F Street Urban 2 Wheatland - -  10,425 C 0.70 

F Street from Spenceville Road to E Street Urban 2 Wheatland - -  7,775 C 0.52 

Ring Road from SR 65 to Street A Urban 4 Wheatland 14,575 C 0.49 23,850 C 0.80 

Ring Road from Street A to Spenceville Road Urban 4 Wheatland 19,525 C 0.65 19,700 C 0.66 

Ring Road north of Spenceville Road Urban 4 Wheatland 19,525 C 0.65 25,100 D 0.84 

Jasper Lane from Spenceville Road to Ostrom Road Rural 2 Yuba 4,275 C 0.24 3,150 C 0.18 
Camp Far West Road from Spenceville Road to 
Blackford Road-McCourtney Road 

Rural 2 Yuba 2,075 B 0.12 4,875 C 0.28 

McCourtney Road from Yuba County line to Riosa 

Road 

Rural 2 Placer 1,850 B 0.09 3,900 B 0.19 

McCourtney Road from Riosa Road to Lincoln City 

limits 

Rural 2 Placer 3,350 B 0.16 5,275 C 0.25 

Wheatland Road from Forty Mile Road to Wheatland 

City Limits 

Rural 2 Yuba 7,575 D 0.43 9,700 D 0.55 

Forty Mile Pleasant Grove Road from Bear River to 

Wheatland Road 

Rural 2 Yuba Sutter 18,100 F E 1.03 

0.72 

18,400 F E 1.05 

0.73 

Forty Mile Road from Wheatland Road to Plumas 

Arboga Road 

Rural 2 Yuba 13,425 E 0.77 13,450 E 0.77 

Plumas Arboga Road from SR 70 to Forty Mile Road  Rural 2 Yuba 10,025 D 0.57 10,350 D 0.59 

McGowan Parkway from SR 65 to SR 70 Urban 2 Yuba 22,175 F 1.48 22,975 F 1.53 

McGowan Parkway from SR 70 to Arboga Road  Urban 2 Yuba 12,175 D 0.81 12,750 D 0.85 
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Table 4.3-13 (continued) 
Mitigated Roadway LOS

Location 

Facility 

Jurisdiction 

Mitigation With Mitigation 

Class Lanes Class Lanes 
Daily 

Volume LOS 

F Street from Spenceville Road to E Street Urban 2 Wheatland Urban 2 8,400 C 

Ring Road from SR 65 to Street A Urban 4 Wheatland Urban 4 23,700 C 

Ring Road from Street A to Spenceville Road Urban 4 Wheatland 19,525 5 25,650 C 

Ring Road north of Spenceville Road Urban 4 Wheatland 19,525 5 24,725 C 

Jasper Lane from Spenceville Road to Ostrom Road Rural 2 Yuba Rural 2 3,050 C 
Camp Far West Road from Spenceville Rd to Blackford Road–
McCourtney Road 

Rural 2 Yuba Rural 2 4,875 C 

McCourtney Road from Yuba County line to Riosa Road Rural 2 Placer Rural 2 3,900 B 

McCourtney Road from Riosa Road to Lincoln City limits Rural 2 Placer Rural 2 5,275 C 

Wheatland Road from Forty Mile Road to Wheatland City limits Rural 2 Yuba Urban 2 9,700 B 

Forty Mile Pleasant Grove Road from Bear River to Wheatland Road Rural 2 Yuba Sutter Rural 2 18,400 F E 

Forty Mile Road from Wheatland Road to Plumas Arboga Road Rural 2 Yuba Rural 2 13,450 E 

Plumas Arboga Road from SR 70 to Forty Mile Road  Rural 2 Yuba Rural 2 10,350 D 

McGowan Parkway from SR 65 to SR 70 Urban 2 Yuba Urban 4 22,975 C 

McGowan Parkway from SR 70 to Arboga Road  Urban 2 Yuba Urban 2 12,750 D 
Marysville Bypass – Yuba River Parkway from SR 70 to North Beale 
Road 

Urban 4 Yuba Urban 4 18,300 B 

Placer Parkway from SR 65 to Watt Avenue Expressway 4 Placer Expressway 4 29,925 C 

Placer Parkway from Watt Avenue to Pleasant Grove Road Expressway 4 Placer Expressway 4 23,375 A 

Baseline Road from Fiddyment Road to Watt Avenue Arterial – High 6 Placer Arterial-high 6 48,025 D 

Watt Avenue from Baseline Road to Sacramento County line Arterial – High 4 Placer Arterial-high 4 38,250 E 

Walerga Road from Baseline Road to Sacramento County line Arterial – Mod 4 Placer Arterial-mod 4 34,250 E 

Fiddyment Road from Moore Road to Placer Parkway Arterial–Mod 6 Placer Arterial-mod 6 32,825 B 

Fiddyment Road from Placer Parkway to Roseville WRSP limits Rural 2 Placer Rural 2 37,625 F 

Note: Bold indicates conditions in excess of minimum standards and highlighted values are significant impacts.  
 
Source: KD Anderson & Associates, Inc. Traffic Impact Analysis for the Johnson Rancho and Hop Farm Annexation Project, September 28, 2010. 
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Response to Comment 6-30 
 
A comparison of the traffic volume forecasts from the Draft EIR and the Yuba County GPU 
FEIR for locations on SR 65 and for Goldfields Parkway are shown in the table on the following 
page. As shown in the table, while the traffic volumes around Wheatland are similar, appreciable 
differences exist in the land use and circulation assumptions incorporated into each model, which 
make direct comparison difficult.  
 
For example, the Yuba County GPU FEIR assumes that Goldfields Parkway is constructed 
across the Feather River to SR 20; however, Goldfields Parkway is only assumed to be 
completed to North Beale Road in the Draft EIR (SACMET). The assumption of the Yuba 
County GPU FEIR yields appreciably more traffic on the facility and on the SR 65 corridor as a 
whole. 
 
The Yuba County GPU FEIR recognizes that the allocation of traffic between SR 65 through 
Wheatland and to the Wheatland Expressway would be dependent on the final location and 
number of lanes on the Expressway. As a result, the Yuba County GPU FEIR provides an 
estimate of the total volume on the combination of streets crossing north and south of Wheatland. 
As presented in the table on the following page, south of Wheatland, the combination of volumes 
on SR 65 and the Expressway is 61,300 ADT, while the combination as determined in the Draft 
EIR ranges from 62,675 (no project) to 76,650 (plus project). North of Wheatland, the Yuba 
County GPU FEIR suggests a combined total of 60,500 on the Expressway and SR 65 while the 
Draft EIR totals range from 65,300 to 78,900. As a result, the analysis provided in the Draft EIR 
is more conservative than that in the Yuba County GPU EIR. 
 

Comparison of Johnson Rancho and Hop Farm Annexation Draft EIR 
and Yuba County GPU FEIR Traffic Volume Forecasts 

Street Location 

Johnson Rancho and Hop Farm 
Annexation Draft EIR 

Yuba County GPU 
FEIR 

No Project 

Plus Johnson 
Rancho 

– Hop Farm 
Scenario 1 

Alternative 2 
Daily 

Volume LOS
Daily 

Volume LOS 
Daily 

Volume LOS 
Pleasant 

Grove Road 
South of Wheatland Road 18,100 F 18,400 F 7,500 - 

Wheatland 
Expressway 

Across Bear River 48,600 F 63,150 F 
61,300 - 

SR 65 
Yuba / Placer Line 14,075 C 13,500 C 

Main Street to 1st Street 13,925 C 14,775 C 28,400 F 
North Loop to Expressway 27,775 F 27,800 F 

60,500 F Wheatland 
Expressway 

Spenceville to SR 65 North 37,525 F 51,100 F 

SR 65 

Expressway to South Beale 43,300 F 48,875 F - - 
South Beale Rd to Forty Mile 

Rd 
44,275 C 49,325 C 67,800 D 

Forty Mile to McGowan 54,150 C 57,600 D 73,000 D 
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Comparison of Johnson Rancho and Hop Farm Annexation Draft EIR 
and Yuba County GPU FEIR Traffic Volume Forecasts 

Street Location 

Johnson Rancho and Hop Farm 
Annexation Draft EIR 

Yuba County GPU 
FEIR 

No Project 

Plus Johnson 
Rancho 

– Hop Farm 
Scenario 1 

Alternative 2 
Daily 

Volume LOS
Daily 

Volume LOS 
Daily 

Volume LOS 
McGowan to SR 70 49,675 C 51,825 C 57,500 C 

Goldfields 
Parkway 

SR 70 to Erle Road 18,100 A 18,300 A 37,200 - 
Hammenton-Smartville Road 

to SR 20* 
0 - 0 - 45,600 - 

*Expressway connected to So Beale interchange in model. 
 
Response to Comment 6-31 
 
Typical urban roundabouts accommodate entry speeds of 15 to 20 mph for roadway design 
speeds of 25 to 30 mph. FHWA guidelines include high speed roundabouts that are based on 
entry speeds of 25 mph to accommodate rural design speeds of 55 mph. Alternatively, traffic 
signals could be installed, although there could be enforcement issues at a rural location with 
relatively little traffic on some approaches. An all-way stop with auxiliary turn lane from 
eastbound Spenceville Road to the Beale AFB would yield LOS C. It should be noted that the 
Draft EIR is a program-level EIR and the mitigation that is required to be implemented as part of 
future project-level analyses may or may not require installation of a roundabout at this location. 
The current mitigation allows for flexibility in this regard.  
 
Response to Comment 6-32 
 
The City believes that the language set forth in Mitigation Measure 4.3-12 is appropriate given 
the fact that such a regional traffic fee does not yet exist and therefore the extent to which such a 
potential fee would include the physical improvement projects needed to mitigate this project’s 
traffic impacts is unknown. As stated in the mitigation measure, if any new Yuba County and/or 
Placer County regional traffic fee program(s) is established and the new fee program(s) include 
the improvements identified in the Traffic and Circulation Master Plan required per Mitigation 
Measure 4.3-1(b), as necessary to mitigate the significant impacts to roadways in the region(s) 
generated by the project, future project applicant(s) would pay the applicable fees toward the 
improvements prior to final map approval should the City be party to such a fee program. 
 
Response to Comment 6-33 
 
The Draft EIR identifies locations outside of Wheatland where significant traffic impacts are 
projected. Mitigation Measure 4.3-1(b) requires the preparation of a Traffic and Circulation 
Master Plan which would identify with more specificity improvement projects needed to mitigate 
the project’s traffic impacts, where feasible.  
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Response to Comment 6-34 
 
The requested drainage flow rate data is provided in Table 4.10-3 on page 4.10-22 of Chapter 
4.10, Hydrology and Water Quality, of the Draft EIR. The mitigation measures require a Master 
Drainage Plan with the first application for development and individual drainage studies for each 
tentative map in order to ensure flows are not increasing. 
 
Response to Comment 6-35 
 
Page 4.13-42 of the Public Services and Utilities chapter of the Draft EIR states the following: 
 

While the Johnson Rancho portion of the proposed project would generate waste not 
previously anticipated in the City’s General Plan or planning efforts associated with the 
receiving landfill, a substantial amount of remaining capacity exists at the Ostrom Road 
Landfill. This is clearly demonstrated by Recology’s recent proposal to send via “green 
rail” a portion of San Francisco’s waste to the Ostrom Road Landfill, starting in 2015 or 
2016. Material from the San Francisco contract will take up less than 20 percent of 
Ostrom Road’s capacity. 

 
Thus, adequate capacity would be available to serve the project. However, the Draft EIR goes on 
to state that the City is required by AB 939 to ensure that the project achieves and maintains the 
diversion and recycling mandates of the State. As a result, the stated mitigation measures must 
be implemented in order to comply with State waste diversion requirements. In addition, the 
recycling and reuse of construction materials would reduce the overall amount of waste that 
would be going to the Ostrom Road Landfill. 
 
It should be noted that the project was analyzed at a program-level and only includes the 
approval of program-level entitlements, such as annexation, General Plan Amendment, and 
prezoning. Specific individual project designs have not been submitted at this time. The Stage 1 
Development Plan sets forth general guidance related to design for applicants to consider and 
incorporate into future projects. In addition, as stated in the Stage 1 Development Plan, specific 
development standards will be included into required Stage 2 Development Plans for review and 
approval by the City. Because individual project applications are not being proposed at this time, 
actual land uses at buildout of the project area is currently unknown. As a result, the actual 
amount and type of waste materials at buildout of the project cannot be determined with any 
certainty, as any estimates of tonnage would be highly speculative. Future individual project 
applications would require additional environmental review, at which time individual project 
solid waste generation will be determined, as well as the impacts of individual projects on the 
local landfill.  
 
Response to Comment 6-36 
 
As explained on page 4.13-41 of the Public Services and Utilities Chapter of the Draft EIR, 
Recology Yuba-Sutter, formerly Yuba-Sutter Disposal, Inc. (YSDI), provides garbage collection 
service for the City of Wheatland including green waste collection. Green waste collection for 
the project will be carried out in accordance with Recology’s current approach.  
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Currently, green waste collection is provided by Recology to customers that reside within the 
counties of Yuba and Sutter. Customers receive one 96 gallon green waste cart which is collected 
on the same day as normal recycling and garbage collection. Green waste is used in a number of 
recycling processes, such as composting. Green waste recycling produces rich compost which 
can be used by local residents and farmers, rather than going to waste in a landfill. 
 
Response to Comment 6-37 
 
As explained in the discussion concerning the revenue neutrality LAFCo policy (See Table 4.2-5 
in Chapter 4.2, Land Use and Agricultural Resources, of the Draft EIR), the City of Wheatland 
will continue to work with Yuba County to negotiate a tax-sharing agreement satisfactory to both 
parties prior to seeking approval of the annexation application by LAFCo. 
 
Response to Comment 6-38 
 
See Response to Comment 6-37. 
 
Response to Comment 6-39 
 
The comment is an introductory statement regarding the Yuba County Sheriff’s Department’s 
concerns regarding the Public Services chapter of the Draft EIR. See Responses to Comments 6-
40 through 6-46. 
 
Response to Comment 6-40 
 
See Response to Comment 6-15. 
 
Response to Comment 6-41 
 
See Response to Comment 6-15. 
 
Response to Comment 6-42 
 
See Response to Comment 6-15. 
 
Response to Comment 6-43 
 
See Response to Comment 6-15. 
 
Response to Comment 6-44 
 
See Response to Comment 6-15. 
 
Response to Comment 6-45 
 
See Response to Comment 6-15. 
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Response to Comment 6-46 
 
See Response to Comment 6-15. 
 
Response to Comment 6-47 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR. 
 
Response to Comment 6-48 
 
As discussed in Response to Comment 2-5, although the City does not have a program to 
establish the preservation of agricultural lands outside of the City, the project will be required, 
through mitigation, to set aside active agricultural acreage at a ratio of 1:1 based on the total 
acreage of Prime Farmland within the proposed project site via granting a farmland conservation 
easement, farmland deed restriction, or other farmland conservation mechanism.  
 
Response to Comment 6-49 
 
For clarification purposes, under the advice of the Agricultural Commissioner, Mitigation Measure 
4.2-1 on page 4.2-36 of Chapter 4.2, Land Use and Agricultural Resources, of the Draft EIR is 
hereby revised as follows: 
 

4.2-1 The project applicant shall inform and notify prospective buyers in 
writing, prior to purchase, about existing and on-going agriculture 
activities in the immediate area in the form of a disclosure 
statement. The notifications shall disclose that the Wheatland area 
is an agriculture area subject to ground and/or aerial applications 
of chemical pesticides, fertilizers, and other chemicals, and early 
morning or nighttime farm operations, which may create noise, 
dust, et cetera, and provide that such agricultural operations shall 
not be considered a nuisance. The language and format of such 
notification shall be reviewed and approved by the City Attorney 
and the Agricultural Commissioner prior to recording the first 
final map. Each disclosure statement shall be acknowledged with 
the signature of each prospective property owner. 

 
Similarly, Mitigation Measure 4.2-1 must also be revised as such in Table 2-1 of Chapter 2, 
Executive Summary, of the Draft EIR. The above changes are for clarification purposes in response 
to the comment and do not alter the conclusions in the Draft EIR. 
 
Response to Comment 6-50 
 
See Responses to Comments 2-5 and 6-48. 
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Response to Comment 6-51 
 
The comment is noted, and the comment will be forwarded to the decision-makers for their 
consideration. 
 
Response to Comment 6-52 
 
In response to the comment and for clarification purposes, the following paragraph, which is on 
page 4.2-34 in Chapter 4.2, Land Use and Agricultural Resources, of the Draft EIR is hereby 
revised as follows: 
 

Regarding the agricultural lands east of the Hop Farm project site, given that these 
lands are part of the Johnson Rancho portion of the project, any potential land use 
incompatibilities resulting from these agricultural lands would be considered 
temporary, as the entirety of the Johnson Rancho portion of the project site is 
anticipated to be developed in the long-term. However, in the short-term, active 
agricultural operations on the lands east of the Hop Farm property (i.e., AKT 
Ranch), could result in the generation of dust, noise, and drift of agricultural 
chemicals, which could create incompatibilities with the sensitive land uses 
proposed for the Hop Farm Property. However, all pesticide applications must be 
made in accordance with the product’s label. In addition, Title 3 of the California 
Code of Regulations (Division 6, Chapter 3, Subchapter 2, Article 1, Section 6600 
[General Standard of Care]) states that each person performing pest control shall 
follow certain procedures including the following: 
 

 Use only pest control equipment which is in good repair and safe to 
operate; 

 Perform all pest control in a careful and effective manner; 
 Use only methods and equipment suitable to insure proper application of 

pesticides; 
 Perform all pest control under climatic conditions suitable to insure proper 

application of pesticides; and  
 Exercise reasonable precautions to avoid contamination of the 

environment. 
 

Furthermore, the Yuba County Agricultural Commissioner has indicated that in 
order for farmers to get clearance on spraying restricted material pesticides, they 
first need to request and obtain a permit from the Agricultural Commissioner. As 
part of this process, the Agricultural Commissioner reviews the proposed types of 
agricultural chemicals and application methods as well as the uses surrounding 
the agricultural lands that would be sprayed. The Agricultural Commissioner uses 
a variety of conditions that he can apply to any pesticide permit, such as only 
permitting pesticide applications during favorable wind conditions, or restricting 
aerial application within a certain distance of nearby residential receptors and 
only allowing ground spraying. In summary, if the Hop Farm property precedes 
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the development of the AKT Ranch portion of the Johnson Rancho property, the 
AKT orchard operator would need to obtain a pesticide permit from the Yuba 
County Agricultural Commissioner, if applicable, and follow product labeling and 
the California Code of Regulations procedures, which who would ensure that 
appropriate restrictions are placed on AKT’s permit to ensure that the limited 
residential uses on the Hop Farm property are not adversely affected.  
 

The above changes are for clarification purposes in response to the comment and do not alter the 
conclusions in the Draft EIR. 
 
Response to Comment 6-53 
 
As explained in the detailed discussion included in Impact Statement 4.2-1 of the Draft EIR, limited 
land use conflicts associated with agricultural operations are anticipated to occur given the fact that 
there are only a few locations where agricultural operations would be expected to occur in the 
vicinity of the project site in the long-term, and these locations are separated from the project site by 
existing buffers (e.g., large green space buffer at the southern end of the project site). In terms of 
including buffers for those areas of the project where agricultural operations are anticipated to 
continue to occur only in the short-term, the inclusion of large setbacks in the proposed project 
would result in unnecessary separations at such time when the adjacent properties develop. 
Therefore, development of the Johnson Rancho and Hop Farm Annexation project would be 
carefully designed, in conformance with the Stage 1 Development Plan, so as to reduce conflicts, 
but would also be designed to avoid unnecessary setbacks which would result in piece-meal 
development. 
 
Response to Comment 6-54 
 
See Response to Comment 6-53. 
 
Response to Comment 6-55 
 
See Responses to Comments 6-56 through 6-62. 
 
Response to Comment 6-56 
 
The comment does not address the adequacy of the Draft EIR.  
 
Response to Comment 6-57 
 
It is not necessary to provide projected loss of value data in order to provide an adequate 
assessment of the potential physical environmental impacts resulting from the project on 
agricultural lands, which has been provided in Chapter 4.2, Land Use and Agricultural 
Resources, of the Draft EIR. 
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Response to Comment 6-58 
 
Appendix G, Environmental Checklist Form, of the California Environmental Quality Act lists 
specific questions that should be considered in an environmental analysis regarding whether or 
not a project would have impacts to agricultural resources. These questions are appropriately 
focused on physical environmental impacts, such as conversion of Prime Farmland or 
cancellation of Williamson Act contracts. Social and economic issues, such as those referenced 
by the commenter, are not included among the impacts required to be assessed.  
 
Response to Comment 6-59 
 
See Response to Comment 6-16.  
 
Response to Comment 6-60 
 
See Response to Comment 6-53. 
 
Response to Comment 6-61 
 
Any future improvements to vicinity roadways as part of the project would consider the potential 
for these roadways to be utilized by agricultural equipment, and appropriate design/signage 
would be included as necessary per the City Engineer’s determination.  
 
Response to Comment 6-62 
 
See Responses to Comments 6-18, 6-52, and 6-53. 
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LETTER 7: JOHN BENOIT, YUBA LOCAL AGENCY FORMATION COMMISSION (LAFCO) 
 
Response to Comment 7-1 
 
The comment is an introductory statement and a summary of the proposed project. The adequacy 
of the Draft EIR is not addressed. 
 
Response to Comment 7-2 
 
In response to the comment and for clarification purposes, the list of Required Public Approvals on 
page 3-22 of Chapter 3, Project Description, of the Draft EIR is hereby revised as follows: 
 

The proposed project requires the following discretionary actions by the 
Wheatland City Council: 
 

 Certification of the EIR; 
 Approval of an Annexation Resolution for the entire 4,149-acre site;  
 Approval of an Amendment to the General Plan Land Use Diagram for the 

portion of the project site designated Urban Reserve in the 2006 General 
Plan, including adding a Very Low Density Residential (VLDR) Land Use 
Designation to the Land Use Diagram and General Plan Policy Document; 

 Approval of an Amendment to the General Plan Circulation Diagram; 
 Prezoning of 4,136 acres to Planned Development (PD) zoning and 

associated approval of Stage 1 Development Plans (Johnson Rancho and 
Hop Farm portions of the project);  

 Prezoning of Wheatland Annexation Parcels totaling 13 acres; and 
 Approval of potential Development Agreement(s).; and 
 Approval of a Change of Organization by Yuba County LAFCo consisting 

of annexation(s) to the City of Wheatland and Detachment from the 
Wheatland Water District, as determined necessary. 

 
It should be noted that, upon approval of the Annexation Resolution by the City 
of Wheatland, the annexation of the site and detachment from the Wheatland 
Water District will also be required to be approved by Yuba County LAFCo.  
 

The above changes are for clarification purposes in response to the comment and do not alter the 
conclusions in the Draft EIR. 
 
Response to Comment 7-3 
 
Much of the descriptive information included in Government Code Section 56064 is included in the 
Agricultural Resources setting section of Chapter 4.2, Land Use and Agricultural Resources, of the 
Draft EIR. For example, item “a” of Section 56064 pertains to USDA Natural Resources 
Conservation Service land use capability classification and this information is described in Table 
4.2-2 on page 4.2-13 of the Draft EIR. Regarding item “b” of Section 56064, pertaining to Storie 
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Index Ratings, this information is presented in Table 4.2-3 on page 4.2-18 of the Draft EIR for the 
project site soils. Items “c” and “d” are not specifically stated in the Agricultural Resources section 
of Chapter 4.2. Therefore, this information is hereby added to page 4.2-16 (after the Storie Index 
Rating section) for clarification purposes in response to the comment:  
 

Government Code Section 56064 
 
Yuba County LAFCo defines Prime Farmland specifically based on Government 
Code Section 5064 and evaluates annexation proposals in part based on this 
definition, as follows:  
  

"Prime agricultural land" means an area of land, whether a single parcel or 
contiguous parcels, that has not been developed for a use other than an 
agricultural use and that meets any of the following qualifications: 
(a)  Land that qualifies, if irrigated, for rating as class I or class II in the 

USDA Natural Resources Conservation Service land use capability 
classification, whether or not land is actually irrigated, provided that 
irrigation is feasible. 

(b)  Land that qualifies for rating 80 through 100 Storie Index Rating. 
(c)  Land that supports livestock used for the production of food and fiber 

and that has an annual carrying capacity equivalent to at least one 
animal unit per acre as defined by the United States Department of 
Agriculture in the National Range and Pasture Handbook, Revision 1, 
December 2003. 

(d) Land planted with fruit or nut-bearing trees, vines, bushes, or crops 
that have a nonbearing period of less than five years and that will 
return during the commercial bearing period on an annual basis from 
the production of unprocessed agricultural plant production not less 
than four hundred dollars ($400) per acre. 

(e)  Land that has returned from the production of unprocessed agricultural 
plant products an annual gross value of not less than four hundred 
dollars ($400) per acre for three of the previous five calendar years. 

 
The above addition to the existing agricultural resources discussion in Chapter 4.2 of the Draft EIR 
does not change the conclusions of the previous analysis, which determined that a substantial 
portion of the project site contains Prime Farmland, which when converted would constitute a 
significant and unavoidable impact. This text has been added in response to the comment to reflect 
LAFCo’s definition of Prime Farmland.  
 
Response to Comment 7-4 
 
In response to the comment, Soil Capability Classifications for the project site soils have been 
added to Table 4.2-3 on page 4.2-18 of Chapter 4.2, Land Use and Agricultural Resources, of the 
Draft EIR as follows:  
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Table 4.2-3 
Proposed Project Soil Index and Capability Classifications 

Soil Map Units 
Storie Index 

Rating 
Soil Capability 
Classifications 

137 Columbia fine sandy loam, 0 to 1 percent slopes 85 
2s (irrigated) 

3s (non-irrigated) 

138 Columbia fine sandy loam, 0 to 1 percent slopes, occasionally flooded 43 
2w (irrigated) 

3w (non-irrigated) 

141 Conejo loam, 0 to 2 percent slopes 90 
1 (irrigated) 

3c (non-irrigated) 

162 Holillipah loamy sand, 0 to 1 percent slopes, occasionally flooded 49 
3s (irrigated) 

4s (non-irrigated) 

169 Horst sandy loam, 0 to 1 percent slopes 81 
1 (irrigated) 

3c (non-irrigated) 

170 Horst silt loam, 0 to 2 percent slopes 95 
1 (irrigated) 

3c (non-irrigated) 

203 Perkins loam, 0 to 2 percent slopes 81 
1 (irrigated) 

3c (non-irrigated) 

208 Redding gravelly loam, 3 to 8 percent slopes 14 
4e (irrigated and 

non-irrigated) 
Source: USDA Soil Conservation Service, 1977.; http://websoilsurvey.nrcs.usda.gov/app/WebSoilSurvey.aspx, 
accessed September 15, 2011. 

 
The above additions to the agricultural resources section of Chapter 4.2 of the Draft EIR do not 
change the previous analysis, but serve to provide additional soil data for the project site in 
response to the comment.  
 
The comment also notes that no map has been provided depicting the number of acres and 
locations of prime soils according to the USDA Classification criteria. While it is true that a 
specific Prime Farmland map has not been included in Chapter 4.2 of the Draft EIR, Figure 4.2-
5, Project Site Soils, includes the Yuba County Soil Survey soil classification designations, 
which can be referenced in Table 4.2-3 to determine which areas of the project site are 
considered Prime Farmland. Further, the existing discussion below Table 4.2-3, on page 4.2-18 
of the Draft EIR, identifies the soil types shown in Figure 4.2-5 that are considered Prime 
Farmland.  
 
Response to Comment 7-5 
 
Mitigation Measure 4.2-1, as drafted, is adequate for disclosure purposes related to the potential 
nuisances homebuyers might experience as a result of being located in near proximity to 
agricultural operations. The language of Mitigation Measure 4.2-1 has been included in previous 
disclosure statement mitigation measures imposed on other residential projects in Wheatland 
located near agricultural operations. The commenter’s suggestion regarding incorporation of a 
“Right to Farm” affidavit have been forwarded to City Council for consideration.  
 
It should be noted that the applicant will be required to disclose existing and on-going 
agricultural activities pursuant to California Civil Code § 1103.4, which requires a “Notice of 
Right to Farm.” The Notice of Right to Farm would include language indicating that a “[…] 
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property is located within one mile of a farm or ranch land designated on the […] ‘Important 
Farmland Map’ issued by the California Department of Conservation, Division of Land Resource 
Protection,” as well as language indicating that “Customary agricultural practices in farm 
operations may include […] noise, odors, dust, light, insects, the operation of pumps and 
machinery, the storage and disposal of manure, bee pollination, and the ground or aerial 
application of fertilizers, pesticides, and herbicides.” 
 
Response to Comment 7-6 
 
See Responses to Comments 6-17 and 6-53. 
 
Response to Comment 7-7 
 
See Responses to Comments 7-8 through 7-10. 
 
Response to Comment 7-8 
 
The City recognizes the value of the commenter’s suggestions regarding buffer design options. 
Notwithstanding the buffer discussion in Responses to Comments 6-17 and 6-53, these measures 
have been forwarded to the decision-makers for their consideration.  
 
Response to Comment 7-9 
 
See Response to Comment 7-8. 
 
Response to Comment 7-10 
 
See Responses to Comments 2-5 and 6-16. The comment has been forwarded to the decision-
makers for consideration.  
 
Response to Comment 7-11 
 
The City and the project applicant are aware of the LAFCo annexation application requirements 
noted by the commenter and this information will be provided as part of the annexation 
application.  
 
Response to Comment 7-12 
 
See Response to Comment 7-11.  
 
Response to Comment 7-13 
 
See Response to Comment 7-11.  
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Response to Comment 7-14 
 
The comment is a closing statement and does not address the adequacy of the Draft EIR. The 
City will be sure to include LAFCo in any future correspondence, including providing LAFCo 
with a hard copy of the Final EIR. 
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LETTER 8: SCOTT MORGAN, GOVERNOR’S OFFICE OF PLANNING AND RESEARCH 
 
Response to Comment 8-1 
 
The comment acknowledges that the City has complied with the State Clearinghouse review 
requirements for, pursuant to CEQA. The comment does not address the adequacy of the Draft 
EIR. 
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LETTER 9: ERIC FREDERICKS, CALTRANS 
 
Response to Comment 9-1 
 
The comment is introductory and does not address the adequacy of the Draft EIR.  
 
Response to Comment 9-2 
 
The comment does not address the adequacy of the Draft EIR. The request to review future 
traffic impact study scopes has been noted by planning staff.  
 
Response to Comment 9-3 
 
In response to the comment and for clarification purposes, the first item on the bulleted list of 
Mitigation Measure 4.3-1(b) on page 4.3-37 of Chapter 4.3, Transportation and Circulation, of the 
Draft EIR is hereby revised as follows: 
 

 Widen SR 65 to four lanes in the area between the Northern Ring Road and 
the Wheatland Expressway; 

 
The above change is for clarification purposes in response to the comment and does not alter the 
conclusions in the Draft EIR. 
 
Response to Comment 9-4 
 
As is evident from the traffic analysis included in Chapter 4.3, Transportation and Circulation, of 
the Draft EIR, certain segments of SR 65 currently operate at an unacceptable level. The ability 
to construct identified traffic improvements before the point in time when unacceptable levels of 
congestion occur as a result of the project will depend on a variety of factors, rendering the 
certitude of such an endeavor speculative. As a result, the Draft EIR concluded that the project 
would have a significant and unavoidable traffic impact to the City of Wheatland roadway 
network. However, the fact that Mitigation Measures 4.3-1(a) and (b) require the payment of the 
City’s traffic impact fee and updating the City’s traffic impact fee to include needed 
improvement projects ensures that the improvements identified in the traffic study will be 
completed when sufficient funding is collected via this mechanism.  
 
Response to Comment 9-5 
 
The CEQA Guidelines and California case law establish that a lead agency cannot require a 
mitigation measure which would require the approval of an outside agency. The CEQA 
guidelines state, “Mitigation measures must be fully enforceable through permit conditions, 
agreements, or other legally-binding instruments” (15126.4 (a) (2)). Therefore, the City of 
Wheatland cannot impose a mitigation measure on the project that requires the approval of an 
outside agency. For example, the City of Wheatland (as the Lead Agency) cannot require the 
Johnson Rancho project to construct an improvement in Yuba County. Additionally, construction 
of improvements may require approval from outside agencies such as Caltrans. Because these 
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outside agencies are not under control of the City, mitigation measures are not fully enforceable 
and the impact is identified as significant and unavoidable. The City, however, intends on 
working closely with surrounding jurisdiction in order to ensure implementation. 
 
Response to Comment 9-6 
 
The comment does not address the adequacy of the Draft EIR, but will be forwarded to the 
decision-makers for their consideration. 
 
Response to Comment 9-7 
 
Sufficient right-of-way will be incorporated in the project for the “Wheatland Expressway” and 
associated future interchanges. As a reminder, the current project is only being evaluated at a 
program-level given the fact that the applicant is only seeking program-level entitlements at this 
time – Annexation, General Plan Amendment, and prezoning. At such time that individual 
tentative map applications are processed by the City within the project boundaries, those maps 
that are within the proposed Wheatland Expressway alignment will be required by the City to 
dedicate sufficient right-of-way.  
 
Response to Comment 9-8 
 
This comment has been forwarded to the City Engineer who will ensure that access control 
adjacent to future interchange intersection/ramps will be preserved in accordance with Highway 
Design Manual Guidelines as part of future tentative map application review.  
 
Response to Comment 9-9 
 
This comment has been forwarded to the City Engineer who will ensure that Spenceville Road 
access points are designed appropriately as part of future tentative map application review given 
the points raised by the commenter.  
 
Response to Comment 9-10 
 
The ninth bullet point under Mitigation Measure 4.3-1(b) on page 4.3-37 of the Draft EIR states 
the following:  
 

 Widen the planned Ring Road from a four-lane arterial to a five-lane divided arterial 
from Spenceville Road to McDevitt Road; 

 
The commenter is correct that the proposed Ring Road does not intersect McDevitt Road. The 
language is referring to the proposed McDevitt Road extension, which would intersect with the 
proposed Ring Road and is included in the Nichols Grove application recently approved by the 
City of Wheatland. In addition, the McDevitt Drive at-grade crossing identified in the General 
Plan Update is also a requirement of the Nichols Grove project.  
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Response to Comment 9-11 
 
The comment has been noted by the City and the mentioned document will be referenced in 
future analyses.  
 
Response to Comment 9-12 
 
The comment does not address the adequacy of the Draft EIR, but expresses agreement with the 
proposed circulation network for the project.  
 
Response to Comment 9-13 
 
Given the program-level nature of the project, specific building pad locations have not been 
identified. When future tentative map applications are submitted to the City for review and 
approval, all building pad locations will have to comply with the provisions of the City’s 
Floodplain Management Ordinance.  
 
Response to Comment 9-14 
 
The comment does not address the adequacy of the Draft EIR, but requests electronic modeling 
data, which will be forwarded to Caltrans. 
 
Response to Comment 9-15 
 
The comment does not address the adequacy of the Draft EIR, but requests electronic modeling 
data, which will be forwarded to Caltrans. 
 
Response to Comment 9-16 
 
The comment has been noted. Such an analysis is not anticipated given the fact that the project 
Hydrology analysis assumes the widening of Grasshopper Slough.  
 
Response to Comment 9-17 
 
The City will be sure to include the Department of Transportation in any future correspondence 
regarding the proposed project. 
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LETTER 10: CORY D. WILKINS, THE ARCHAEOLOGICAL CONSERVANCY 
 
Response to Comment 10-1 
 
The comment, which does not address the adequacy of the Draft EIR, will be forwarded to the 
decision-makers for their consideration. In addition, it should be noted that Chapter 4.7, 
Archaeological and Cultural Resources, of the Draft EIR requires the implementation of 
mitigation measures for impacts to prehistoric and historic resources, including within the 
specific areas mentioned by the commenter. The mitigation includes, but is not limited to, 
preparation of a Cultural Resources Master Plan, and preparation of archaeological reports 
and/or historical documentation of these areas. 
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LETTER 11: REN REYNOLDS, ENTERPRISE RANCHERIA EPA DEPARTMENT 
 
Response to Comment 11-1 
 
The City will be sure to include the Enterprise Rancheria EPA Department on any future 
correspondence. 
 
Response to Comment 11-2 
 
As stated on page 4.7-15 of Chapter 4.7, Archaeological and Historical Resources, of the Draft 
EIR, the City met with a representative of the Enterprise Rancheria of Maidu Indians tribe. As 
requested by the tribe, an archeological monitor shall be present to oversee operations both on- 
and off-site during ground disturbance activities (See Mitigation Measure 4.7-1(b) on page 4.7-
19 of the Draft EIR). 
 
Response to Comment 11-3 
 
The proposed project’s impacts to archaeological and historical resources, including Native 
American cultural resources such as those listed in the comment, are addressed in the Draft EIR 
in Chapter 4.7, Archaeological and Historical Resources. Mitigation measures are included in the 
chapter that would reduce any impacts from the proposed project on cultural resources to less-
than-significant levels. 
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LETTER 12: GREG SOLIZ 
 
Response to Comment 12-1 
 
A Notice of Preparation was made available to the public on August 28, 2008. In addition, a 
Notice of Availability was mailed to the following address on June 1, 2011: 
 
015-191-014-000 
Gregory Soliz & Jennifer Peters 
1953 Spenceville Road 
Wheatland, CA 95692 
 
Furthermore, the City Manager and Community Development Director met with the commenter 
on August 23, 2011. 
 
Response to Comment 12-2 
 
If wastewater is currently treated by a septic system and the property owner would like to 
connect to existing or future City sewer lines upon annexation, the existing septic system would 
need to be abandoned in accordance with County Environmental Health Department regulations. 
Payment of connection and sewer fees to the City would be required. 
 
Similarly, if the property owner would like to connect to the City’s existing or future water lines 
upon annexation, once connected, any existing wells would need to be abandoned in accordance 
with County Environmental Health Department regulations. Payment of connection and water 
fees would be required in order to support the City for providing service to the area and 
maintaining the water system. 
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LETTER 13: JACK GILBERT, BEAR RIVER WALNUT RANCH LLC 
 
Response to Comment 13-1 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR. 
 
Response to Comment 13-2 
 
In response to the comment, Section 4.3.5 on page 4-5 of the Hop Farm Stage 1 Development 
Plan is hereby revised as follows: 
 

4.3.5 Allowed Interim Agricultural Uses 
 
Prior to the development of the proposed project by the owner, agricultural land uses are 
permitted in all Districts in the interim until the property owner seeks to develop the 
property for urban uses. Agricultural processing and related structures and equipment 
may shall be conditionally permitted in all Districts in the interim. However, any 
agricultural Conditional Use Permits would be voided terminate and agricultural land 
uses ceased convert upon commencement of implementation of any approved 
development project for that site, consistent with the proposed project and the 
Development Plan. 

 
As noted in the Stage 1 Development Plan, the intent is to allow agricultural uses until such time 
as development is proposed on the property. The transition period during which agricultural use 
continues will be determined by market forces and may be a few years or several decades. 
Continued agricultural use of the site, even if for a significant length of time, is a permitted use 
as defined in the Stage 1 Development Plan.  
 
In addition, the following paragraph shall be hereby added to the end of Section 1.1 of the Hop 
Farm Development Plan: 
 

The Hop Farm plan area currently is being used for agricultural purposes and agricultural 
use of the property may continue for an indeterminate period of time. The HFDP is the 
development plan to govern any future development for non-agricultural use in the event 
that development of the property transitions over time from agricultural to urban and 
suburban uses. In the meantime, as agricultural use of the property continues, the HFDP 
recognizes and permits that ongoing use. Additionally, state law protects preexisting 
agricultural uses on the Hop Farm property. (See Civil Code sections 3482.5-3482.6.) 

 
Furthermore, ongoing agricultural use of the Hop Farm property is protected by California Civil 
Code section 3482.5, which provides that “No agricultural activity, operation, or facility, or 
appurtenances thereof, conducted or maintained for commercial purposes, and in a manner 
consistent with proper and accepted customs and standards, as established and followed by 
similar agricultural operations in the same locality, shall be or become a nuisance, private or 
public, due to any changed condition in or about the locality, after it has been in operation for 
more than three years if it was not a nuisance at the time it began.” The City acknowledges that 
the Hop Farm property has been used for commercial agricultural activity and operations for 
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more than three years, that the use has been in a manner consistent with proper and accepted 
local agricultural customs and standards, and that the current use is not a nuisance. 
 
A right to farm notification and acknowledgement will be provided with the deed to every home 
constructed within the project, pursuant to Civil Code Section 1103.4.  This will place all future 
homeowners on notice of the effect of Section 3482.5, which protects existing farmers from 
nuisance claims related to land use conflicts.  The applicant has agreed to include a provision in 
any declaration of Covenants, Conditions and Restrictions (CC&Rs) adopted for the project, 
which would prohibit any homeowner’s ability to assert a nuisance claim against the Hop Farm 
property to the greatest extent allowed under California law. 
 
Response to Comment 13-3 
 
See Response to Comment 13-2. 
 
Response to Comment 13-4 
 
Upon annexation into the City of Wheatland, the property would be subject to all City codes and 
regulations, including compliance with the City’s General Plan and Zoning Code. 
 
Response to Comment 13-5 
 
The comment is a concluding comment and does not address the adequacy of the Draft EIR. 
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LETTER 14: JAMES R. JANZ, SIDEMAN & BANCROFT LLP 
 
Response to Comment 14-1 
 
The comment is introductory and identifies the commenter as under contract to acquire the Hop 
Farm property and maintain it in agricultural use. The comment does not address the adequacy of 
the Draft EIR. 
 
Response to Comment 14-2 
 
See response to Comment 13-2.  The Stage 1 Development Plan, as revised in response to 
Comment 13-2, allows for continued agricultural uses on the Hop Farm property.  Moreover, the 
agricultural use of the Hop Farm will be protected in perpetuity by the application of Section 
3482.5 of the Civil Code, notification of which will be provided to every homebuyer within the 
project pursuant to Section 1103.4 of the Civil Code.  Finally, the applicant has indicated the 
intent to place similar restrictions in favor of the Hop Farm in any CC&Rs that are established 
for the project.  These right-to-farm notifications will protect the Hop Farm operation from 
nuisance claims and ensure the ongoing viability of the agricultural use of the Hop Farm 
property.   
 
Response to Comment 14-3  
 
See Response to Comment 13-2. Agricultural uses are described in the Stage 1 Development 
Plan which is part of the proposed project description. 
 
Response to Comment 14-4 
 
See Response to Comment 13-2. As noted in the Stage 1 Development Plan, the intent is to allow 
agricultural uses until such time as development is proposed on each property. The Stage 1 
Development Plan will be adopted by the City and become the applicable zoning on the project 
site.  The agricultural use of the Hop Farm will be “grandfathered” and may be continued for as 
long as the property owner desires. 
 
Response to Comment 14-5 
 
See Response to Comment 13-2. The Stage 1 Development Plan permits agricultural uses by 
right; therefore changing from grazing to a walnut orchard would be permitted. Currently Yuba 
County Zoning (Yuba County Code Section 12.20.40[a][7]) requires a Conditional Use Permit 
for agricultural processing plants and facilities, such as wineries, distillers, dehydrators, 
canneries and similar agricultural uses. The City would also require a Conditional Use Permit for 
such uses.  The comment does not specifically address the adequacy of the Draft EIR. 
 
Response to Comment 14-6 
 
Title 8 of the Wheatland Municipal Code addresses public health and safety and Chapter 8.08 
specifically addresses Nuisance Abatement. The proposed Stage 1 Development Plan serves as 
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the zoning regulations for the proposed project area and allows for continuation and expansion of 
agricultural operations. The comment does not address the adequacy of the Draft EIR. 
 
Response to Comment 14-7 
 
As noted in Responses to Comments 13-2 and 14-5, agricultural uses would be permitted. 
However, currently Yuba County Zoning (Yuba County Code Section 12.20.40[a][7]) requires a 
Conditional Use Permit for agricultural processing plants and facilities, such as wineries, 
distillers, dehydrators, canneries and similar agricultural uses. The City would also require a 
Conditional Use Permit for such uses. In addition, all structures would require the issuance of a 
building permit. The comment does not address the adequacy of the Draft EIR. 
 
Response to Comment 14-8 
 
The owner of the Hop Farm would not incur any costs as a result of annexation unless and until 
the owner undertakes development of the Hop Farm properties, at which time the appropriate 
development impact fees would be required. Development impact fees are collected pursuant and 
consistent with the currently adopted AB 1600 and State regulations. According the AB 1600, a 
development impact fee is a monetary exaction other than a tax or special assessment that is 
charged by a local governmental agency to an applicant in connection with approval of a 
development project for the purpose of defraying all or a portion of the cost of public facilities 
related to the development project (Gov. Code § 66000[b]). Any development impact fees 
adopted for the project would defray the cost of public infrastructure made necessary by 
development for urban uses and would not apply to any building permits issued for agricultural 
uses. The City collects development impact fees at the time of building permit approval in 
connection with urban development. 
 
Response to Comment 14-9 
 
The commenter’s understanding is correct. The mitigation measures in the Draft EIR identify the 
timing for implementation. The measures state that implementation occurs either at the time of 
submittal of a zoning or tentative map application. Therefore, the specific measures identified in 
the Draft EIR do not require implementation for the continued agricultural use. However, the 
farming practices and conversion of grazing land to more intensive agricultural uses must 
comply with applicable State and federal laws.  
 
Response to Comment 14-10 
 
The comment is an introductory statement for the comments addressed below and does not 
specifically address the adequacy of the Draft EIR. 
 
Response to Comment 14-11 
 
As discussed in Impact Statement 4.2-1 in Chapter 4.2, Land Use and Agricultural Resources, of 
the Draft EIR, development of the proposed project would potentially expose future on-site 
residents to nuisances from adjacent agricultural operations. Mitigation Measure 4.2-1 on page 
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4.2-36 would require right to farm notification pursuant to Civil Code 1103.4 and 3482.5 to 
inform prospective residents of the potential for a nuisance from adjacent agricultural operations; 
however, the mitigation would not reduce or remove the potential for conflict. As a result, the 
Draft EIR determined that a significant and unavoidable impact would occur while agricultural 
operations remain. However, eventual buildout of the project, as well as the General Plan, would 
replace existing agricultural operations with urban uses, which would no longer conflict with 
proposed residences. Therefore, a less-than-significant impact would occur at buildout. 
 
Continued agricultural use of the site, even if for a significant length of time or indefinitely, is 
allowed as defined in the Stage 1 Development Plan. Eventual buildout or full buildout of the 
project consistent with the General Plan would replace existing agricultural operations with 
urban uses. Therefore, the use of “temporary” and “short-term” in this instance means prior to 
full buildout of the project, which would eventually include development of the Hop Farm 
property. Because agricultural operations would continue to occur on-site, the potential for 
exposure to future residents to associated nuisances would occur until full buildout or 
“temporarily.” Therefore, the conclusion in the Draft EIR for a significant and unavoidable 
impact while agricultural operations remain is accurate. 
 
Response to Comment 14-12 
 
The analysis in the Draft EIR is based on the proposed project description. Chapter 3, Project 
Description, of the Draft EIR does not identify any phasing of development. The purpose of the 
proposed project is annexation and a program-level analysis of future buildout. The Stage 1 
Development Plan outlines the potential uses and broad parameters for the future development. 
Following annexation, the next step in the planning process is to prepare the Stage 2 
Development Plan, which will outline specific infrastructure and phasing requirements. The 
determination of project phasing was not needed in order to analyze the impacts of full buildout 
of the annexation area. 
 
The commenter assumes that if the Johnson Rancho portion of the project area builds out first, 
then “leapfrog” development would occur. To the contrary, this entire area has been master 
planned and the impacts of buildout were analyzed in the Draft EIR. “Leapfrog” development 
occurs when an area disconnected from the City and infrastructure develops without any plans 
for what happens in between. The City has planned for future development of the entire project 
site and the Stage 2 Development Plan will ensure that infrastructure is provided to the 
development in a logical and orderly fashion, regardless of which portion of the development 
occurs first. 
 
Response to Comment 14-13 
 
See Response to Comment 14-12. 
 
Response to Comment 14-14 
 
As noted in Responses to Comments 13-2 and 14-5, interim agricultural uses would be permitted 
as outlined in the Stage 1 Development Plan, which has the full force of the Zoning Ordinance 
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for the project site. As noted in these Responses to Comments, CC&Rs for the project will 
protect the Hop Farm property from nuisance claims. Similar protection will be provided by a 
right-to-farm notification (pursuant to Civil Code Section 1103.4 and Section 3482.5). Responses 
related to Attachment 1 are included below in Responses to Comments 14-23 through 14-30. 
 
Response to Comment 14-15 
 
The comment reiterates the significant and unavoidable conclusions of the Draft EIR related to 
the loss of Prime Farmland. Although the commenter notes that the future owner of the Hop 
Farm property intends to continue farming operations on that portion of the project site, the site 
is designated for development in the City of Wheatland General Plan, which was adopted in 
2006. The General Plan EIR had the same conclusion that the conversion of Prime Farmland 
would be significant and unavoidable. The proposed uses identified in the project description for 
this Draft EIR on the Hop Farm site are consistent with the 2006 General Plan designations. The 
use of the site for agricultural purposes, even if for a significant period of time, would be 
consistent with the Stage 1 Development Plan, as revised in Response to Comment 13-2, and 
ultimate buildout of the project would be consistent with the General Plan. Development of the 
Hop Farm in a manner consistent with the General Plan designations is the project that was 
analyzed in the EIR. 
 
Response to Comment 14-16 
 
The comment describes the types of noise addressed in the Draft EIR and does not address the 
adequacy of the EIR. 
 
Response to Comment 14-17 
 
See Responses to Comments 13-2 and 14-11. Potential land use conflicts between adjacent 
agricultural operations and future residents are discussed in Impact Statement 4.2-1 in Chapter 
4.2, Land Use and Agricultural Resources, of the Draft EIR. Specifically, impacts on future 
residents of the Johnson Rancho portion of the project are discussed on pages 4.2-35 and 4.2-36.  
 
Chapter 4.5, Noise, of the Draft EIR identifies noise impacts at a program level. The mitigation 
requires a site-specific noise analysis at the time of each specific development application. The 
noise analysis will have to take into consideration the existing conditions at the time of the 
application, including any existing agricultural uses. 
 
Response to Comment 14-18 
 
The comment reiterates the conclusions of Chapter 4.6, Biological Resources, of the Draft EIR. 
See Response to Comment 14-9 related to the timing of mitigation measure implementation. 
Therefore, compliance with a conservation plan would not be required until such time that the 
Hop Farm property requests entitlements for development. 
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Response to Comment 14-19 
 
The commenter is correct that the introductory portion of the mitigation measure was not 
included. Therefore, Mitigation Measure 4.6-13(c) on page 4.6-53 in Chapter 4.6, Biological 
Resources, of the Draft EIR is hereby amended as follows: 
 

4.6-13(c) The City shall include the following as a condition of approval on 
each tentative map application for any development within the 
Johnson Rancho and Hop Farm Annexation area: 

 
“If the project would result in impacts to any jurisdictional 
wetlands identified within either the Hop Farm Property or the 
Johnson Rancho Property, the acreage of jurisdictional habitat 
removed shall be replaced on a “no-net-loss” basis in accordance 
with USACE and CDFG regulations. A conceptual on-site 
wetlands mitigation plan shall be submitted, including a wetlands 
replacement ratio, agreed upon with the USACE. The mitigation 
plan shall quantify the total jurisdictional acreage lost, describe 
creation/replacement ratio for acres filled, annual success criteria, 
potential mitigation-sites, and monitoring and maintenance 
requirements. The plan shall be prepared by a qualified biologist 
pursuant to, and through consultation with, USACE. The plan may 
include funding mechanisms for future maintenance of the wetland 
and riparian habitat, which may include an endowment or other 
funding from the project applicant.” 
 
Compliance with this condition shall be ensured by the City 
Engineer prior to the approval of each tentative map. 

 
The above change is for clarification purposes only and does not alter the conclusions of the 
Draft EIR. It should be noted, however, that although the mitigation measure itself requires 
compliance only at the time of future development, compliance with State and federal law is 
required regardless. 
 
Response to Comment 14-20 
 
The comment describes the requirements of CEQA related to a Statement of Overriding 
Considerations and does not address the adequacy of the Draft EIR. 
 
Response to Comment 14-21 
 
The comment does not address the adequacy of the Draft EIR, but will be forwarded to the 
decision-makers for their consideration. 
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Response to Comment 14-22 
 
The comment is a summary comment and has been addressed in Responses to Comments 14-1 
through 14-21, above. 
 
Response to Comment 14-23 
 
The City is the Lead Agency for the preparation of the EIR based on a proposed project 
submitted for their review. CEQA does not require that the applicant be identified in the Draft 
EIR – only that the impacts of the proposed project be analyzed. For information purposes, the 
applicant is River West Investments. 
 
Response to Comment 14-24 
 
The PD District requires the submittal of a Stage 1 Development Plan. A Stage 1 Development 
Plan has been prepared for the Hop Farm and the Johnson Rancho portions of the project. A copy 
of the Stage 1 Development Plan has been sent to the commenter. The comment does not address 
the adequacy of the Draft EIR. 
 
Response to Comment 14-25 
 
The fifth bullet point contains the correct acreage. The 4,136 acres to be prezoned in the fifth 
bullet plus the 13 acres to be prezoned in the sixth bullet total the 4,149 acres identified as the 
project site. The project does not include detachment from the Camp Far West Irrigation District. 
 
Response to Comment 14-26 
 
The applicant identified in Mitigation Measure 4.2-1 will be each individual future tentative map 
applicant. The commenter requests that the disclosure notice in this mitigation measure include 
notice that Yuba County has a right-to-farm ordinance and a covenant waiving rights to file 
claims or litigate over agricultural activities. Such is provided by deed disclosure pursuant to 
Civil Code Sections 3482.5 and 1103.4.  Moreover, any CC&Rs adopted for the project will 
include a similar waiver in order to protect the Hop Farm property from nuisance claims.  
 
It should be noted that the applicant will be required to disclose existing and on-going 
agricultural activities pursuant to California Civil Code § 1103.4, which requires a “Notice of 
Right to Farm.” The Notice of Right to Farm would include language indicating that a “[…] 
property is located within one mile of a farm or ranch land designated on the […] ‘Important 
Farmland Map’ issued by the California Department of Conservation, Division of Land Resource 
Protection,” as well as language indicating that “Customary agricultural practices in farm 
operations may include […] noise, odors, dust, light, insects, the operation of pumps and 
machinery, the storage and disposal of manure, bee pollination, and the ground or aerial 
application of fertilizers, pesticides, and herbicides.” 
 
The commenter further notes that the disclosure should be recorded upon annexation so that 
subsequent buyers are also informed. Per the commenter’s suggestion, Mitigation Measure 4.2-1 



Final EIR 
Johnson Rancho and Hop Farm Annexation  

July 2012 
 

Chapter 3 – Responses to Comments 
3 - 111 

on page 4.2-36 in Chapter 4.2, Land Use and Agricultural Resources, of the Draft EIR is hereby 
amended as follows: 
 

4.2-1 The project applicant shall inform and notify prospective buyers in 
writing, prior to purchase, about existing and on-going agriculture 
activities in the immediate area in the form of a disclosure 
statement. The notifications shall disclose that the Wheatland area 
is an agriculture area subject to ground and aerial applications of 
chemical and early morning or nighttime farm operations, which 
may create noise, dust, et cetera, and provide that such 
agricultural operations shall not be considered a nuisance. The 
language and format of such notification shall be reviewed and 
approved by the City Attorney prior to recording the first final 
map. Each disclosure statement shall be acknowledged with the 
signature of each prospective property owner and shall be 
recorded with the deed of each property, in accordance with the 
Right to Farm notification provisions in California law. 

 
The above change is for clarification purposes only and does not alter the conclusions in the 
Draft EIR. 
 
Response to Comment 14-27 
 
The project site is within the City’s Sphere of Influence. The Hop Farm property is provided 
specific development land use designations within the General Plan and the Johnson Rancho 
property is designated Urban Reserve. These areas are anticipated for development within the 
City of Wheatland General Plan. Focusing development within the City’s Sphere of Influence 
allows the orderly planning and development by the City and encourages preservation of the 
agricultural land surrounding the City and within the County.  
 
Response to Comment 14-28 
 
See Response to Comment 14-19. 
 
Response to Comment 14-29 
 
The comment references information related to underground storage tanks on the Hop Farm 
property and notes that the No Project/No Build Alternative should conclude that the hazards 
would be less with the implementation of the project because no storage tanks exist. The 
Alternatives discussion does not distinguish between the Johnson Rancho and Hop Farm 
properties and looks at the general topic of hazards, including PCBs, historic pesticide use, etc., 
not just underground storage tanks. In general, the potential for these hazards remains under the 
No Project/No Build Alternative. 
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Response to Comment 14-30 
 
See Response to Comment 14-29. Changes are not necessary to Table 5-1. 



Final EIR 
Johnson Rancho and Hop Farm Annexation  

July 2012 
 

Chapter 3 – Responses to Comments 
3 - 113 

 

Letter 15 

15-1 

15-2 

15-3 

15-4 

15-5 

15-6 

15-7 

15-8 
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15-8 
Cont’d 

15-9 

15-10 

15-11 

15-12 

15-13 

15-14 



Final EIR 
Johnson Rancho and Hop Farm Annexation  

July 2012 
 

Chapter 3 – Responses to Comments 
3 - 115 

15-15 

15-16 

15-17 

15-18 

15-19 
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LETTER 15: JANICE AND PERRIE COSTA 
 
Response to Comment 15-1 
 
The comment is an introductory statement and does not address the adequacy of the Draft EIR.  
 
Response to Comment 15-2 
 
Traffic noise is addressed in Chapter 4.5, Noise, of the Draft EIR; specifically, traffic noise is 
addressed in Impact Statement 4.5-3. Traffic noise along portions of Spenceville Road, 
McCourtney Road, and Camp Far West Road will increase by greater than 3 dB which is 
considered a significant impact. As noted in the Draft EIR: 

 
Implementation of mitigation measures to reduce the above impact includes a 
combination of noise barriers, noise-reducing pavements, and speed reductions measures. 
However, implementation of the mitigation measures at appropriate locations along the 
affected roadways (e.g., application of noise reducing pavements on Spenceville Road 
would reduce noise levels by 4 dB but the residual increases would be greater than 3 dB) 
would not be feasible. Therefore, the impact from traffic noise levels would be significant 
and unavoidable.  

 
It should be noted that the commenter is located on Eric Lane which is not a roadway that would 
be impacted by traffic noise. 
 
Light and glare impacts are addressed in Chapter 4.1, Aesthetics, of the Draft EIR; specifically, 
light and glare impacts are addressed in Impact Statement 4.1-2. As noted in the Draft EIR: 
 

The proposed project would be required to comply with all of the building regulations 
found in the California Code of Regulations, Title 24 and the Tier 1 Development Plan, 
which require that conceptual lighting plans be submitted for any development project. 
The lighting plans are required to show the proposed shielding of all on-site lighting, so 
that lighting is directed within the project site and does not illuminate adjacent properties, 
and the lighting plans are required to address limiting light trespass and glare through the 
use of shielding and directional lighting methods. 

 
Light and glare impacts were found to be less-than-significant. 
 
Response to Comment 15-3 
 
See Response to Comment 3-6. 
 
Response to Comment 15-4 
 
The Draft EIR is a program-level EIR that looks at the broad impacts associated with buildout of 
the proposed project. At the time of subsequent tentative map applications, site-specific analyses 
will be performed in order to ensure that the specific impacts are reduced to less-than-significant 
levels. Mitigation Measure 4.5-1 in Chapter 4.5, Noise, of the Draft EIR requires that project-



Final EIR 
Johnson Rancho and Hop Farm Annexation  

July 2012 
 

Chapter 3 – Responses to Comments 
3 - 117 

specific noise assessments and mitigation plans be developed with every tentative map; these 
analyses will also address the impacts associated with any infrastructure being developed with 
each tentative map, including wells. 
 
Response to Comment 15-5 
 
See Response to Comment 15-3. 
 
Response to Comment 15-6 
 
The comment describes practices to improve groundwater quality and reduce water use. Water 
quality is addressed in Chapter 4.10, Hydrology and Water Quality, of the Draft EIR. The 
comment does not address the adequacy of the Draft EIR. 
 
Response to Comment 15-7 
 
The comment suggests that natural land contours be maintained, as well as natural drainageways. 
The comment questions what will happen to the existing streams on-site and the species within 
them. Chapter 4.6, Biological Resources, of the Draft EIR outlines the existing wetlands on the 
project site, as well as special-status species. Mitigation Measure 4.6-1 requires that the first 
application for development include the submittal of a Resource Corridor Conservation Plan. 
The Resource Corridor Conservation Plan shall demonstrate the preservation of open space 
corridors within the portions of the Johnson Rancho and Hop Farm Annexation area that are 
considered to have high-value habitat for special-status plant and wildlife species (i.e., 
Grasshopper Slough, Dry Creek, other waters of the U.S. or jurisdictional wetlands). 
 
Response to Comment 15-8 
 
CEQA requires that environmental analyses include impacts to candidate, sensitive, or special-
status species. The species identified by the commenter are not at risk. The concern, however, 
will be forwarded to the decision-makers for their consideration. 
 
Response to Comment 15-9 
 
The comment does not address the adequacy of the Draft EIR but addresses specific project 
design features, including a block wall. The application for specific tentative maps and the Stage 
2 Development Plan will detail design components of each project. It should be noted that Low-
Medium Density Residential development is proposed adjacent to the commenter. 
 
Response to Comment 15-10 
 
Application for specific tentative maps and Stage 2 Development Plans will require public 
hearings and review by the Planning Commission and the City Council. These public hearings 
will be publicly noticed and are open for all to attend. The comment does not address the 
adequacy of the Draft EIR. 
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Response to Comment 15-11 
 
The comment does not address the adequacy of the Draft EIR but will be forwarded to the 
decision-makers for their consideration. Typically, City services are not provided to properties 
located outside the City limits. 
 
Response to Comment 15-12 
 
Traffic is addressed in Chapter 4.3, Transportation and Circulation, of the Draft EIR. Mitigation 
Measure 4.3-1(b) requires an updated Traffic and Circulation Master Plan for the Johnson 
Rancho and Hop Farm Annexation area. The updated Traffic and Circulation Master Plan will 
evaluate and identify the potential traffic impacts and the future street and circulation system 
improvements necessary to mitigate said traffic impacts. Improvements to Spenceville Road will 
be included in this plan. 
 
Response to Comment 15-13 
 
The comment does not specifically address the adequacy of the Draft EIR. Chapter 4.4, Air 
Quality and Climate Change, of the Draft EIR addresses air quality and greenhouse gas 
emissions. Mitigation Measures 4.4-6(a) through (c) require that the applicant prepare a Climate 
Action Plan and a greenhouse gas reduction strategy. Alternative energy sources could be a 
component of these plans. 
 
Response to Comment 15-14 
 
See Response to Comment 14-26. 
 
Response to Comment 15-15 
 
The comment does not specifically address the adequacy of the Draft EIR. Postal service is 
determined at the time of each tentative map application. 
 
Response to Comment 15-16 
 
See Response to Comment 15-13. Electric vehicle charging could be a component of the Climate 
Action Plan and greenhouse gas reduction strategy. 
 
Response to Comment 15-17 
 
The comment does not address the adequacy of the Draft EIR, but questions the operations of 
Recology and the Ostrom Road Landfill. The comment will be forwarded to the decision-makers 
for their consideration.  
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Response to Comment 15-18 
 
The loss of Prime Farmland is addressed in Chapter 4.2, Land Use and Agricultural Resources, 
of the Draft EIR. The Draft EIR concludes that the impact to Prime Farmland is significant and 
unavoidable. 
 
Response to Comment 15-19 
 
The commenter states a preference for the Reduced Density Alternative. The comment does not 
address the adequacy of the Draft EIR. 
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Letter 16 

16-1 

16-2 
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LETTER 16: LOIS STEPHENSON 
 
Response to Comment 16-1 
 
The comment does not address the adequacy of the Draft EIR. 
 
Response to Comment 16-2 
 
The comment does not address the adequacy of the Draft EIR. 
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Letter 17 

17-1 

17-2 

17-3 
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LETTER 17: TOM BOOKHOLTZ 
 
Response to Comment 17-1 
 
As discussed in Impact 4.6-10 in Chapter 4.6, Biological Resources, of the Draft EIR, essential 
fish habitat is defined as those waters and substrate necessary to fish for spawning, breeding, 
feeding, or growth to maturity. Dry Creek, which runs into the Bear River below Wheatland and 
borders a portion of the proposed project site’s northern boundary is considered essential fish 
habitat. Additionally, the Central Valley steelhead, which is federally listed as Threatened, and 
the Fall-run Chinook salmon, which is listed as a Species of Concern, have the potential of being 
supported by Dry Creek. However, reaches of Dry Creek near the project site would not be used 
for spawning due to substrate being comprised of finer sediments, but could serve as foraging, 
non-natal rearing, and a migratory corridor for the species. Steelhead are expected to occur in 
Dry Creek only during winter and spring periods when water quality is suitable, and Chinook 
salmon are expected to occur in Dry Creek only during winter and spring periods when water 
quality is suitable. As shown in Table 4.6-2 on pages 4.6-16 through 4.6-18, development of the 
Hop Farm Property portion of the proposed project site would not result in impacts to any 
special-status fish species. Special-status fish species do not occur or have the potential occur on 
the Johnson Rancho portion of the project site. Therefore, impacts to essential fish habitat were 
found to be less-than-significant. In addition, it should be noted that the federal Clean Water Act 
requires that the proposed project obtain NPDES permits to ensure water quality control in 
relation to any runoff from the project site. 
 
Response to Comment 17-2 
 
As discussed in Chapter 4.6, Biological Resources, of the Draft EIR, upon development, the 
Johnson Rancho and Hop Farm Annexation project, in combination with future planned 
developments, would contribute to the cumulative loss of biological resources within the General 
Plan Study Area. As further discussed on page 4.6-55: 
 

“[…] pursuant to General Plan Policy 8.B.5, the City will require careful planning of new 
development in areas that are known to have particular value for biological resources to 
maintain sensitive vegetation and wildlife habitat [and] pursuant to General Plan Policy 
8.B.6, the City shall review development proposals in accordance with applicable 
Federal, State, and local statutes protecting special status species and jurisdictional 
wetlands. Furthermore, according to General Plan Policy 8.B.7, the City shall impose 
appropriate mitigation measures using protocols defined by the applicable statute (e.g., 
USFWS, CDFG, etc.). Therefore, all individual development projects are required to 
mitigate for impacts to special-status species and the loss of habitat within the region.  
 

In the future, when individual development projects implement Mitigation Measures 4.6-1(a) 
through (d), which are required in the Draft EIR, project-level impacts would likely be reduced 
to less-than-significant levels. Implementation of the project-level mitigation measures included 
in the Draft EIR would reduce the project-level and cumulative impacts to biological resources. 
However, due to the expansive scope of the proposed project, which would include the eventual 
development of approximately 4,149 acres, implementation of the project would be expected to 
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result in a cumulatively considerable incremental contribution to the cumulative loss of 
biological resources in the Wheatland area the impact would not be reduced to a less-than-
significant level; therefore, the impact would remain significant and unavoidable.  
 
It should be noted that, ultimately, the final determination of the significance of impacts and the 
feasibility of mitigation measures will be made by the City as part of the City’s EIR certification 
action.  
 
Response to Comment 17-3 
 
Comment noted. The commenter’s request that the EIR discuss public access and educational 
opportunities regarding the historical significance of the Hop Farms does not address the 
adequacy of the Draft EIR. All of the physical environmental impacts of the project related to 
historical and cultural resources were addressed within the Draft EIR. The comment will, 
however, be forwarded to the decision-makers for their consideration. 
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Letter 18 

18-1 

18-2 

18-3 

18-4 

18-5 

18-6 
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LETTER 18: ALYSSA LINDMAN AND WILLIAM APPLEBY 
 
Response to Comment 18-1 
 
The comment is introductory and does not address the adequacy of the Draft EIR. 
 
Response to Comment 18-2 
 
As discussed in the Parks, Recreation and Open Space and the Transportation Choices and 
Alternative Modes sections of both the Johnson Rancho and Hop Farm Stage 1 Development 
Plans, the proposed project includes a mix of open space, parks, and trails, including 225 acres of 
open space and 28 acres of linear parkway. The open space includes an extensive corridor along 
existing Grasshopper Slough, which has open space trail junctions at intermittent points 
throughout the corridor, leading to parks. Parks paired with the designated open space areas will 
serve as a conduit for pedestrian and bike traffic from the nearby trails. At various junctures 
along the trail system, access points are provided to the street and sidewalk network. The 
proposed open space, parks, and trails are all closely linked so as to provide a sense of 
connectivity throughout the project site. The circulation system for Johnson Rancho contains an 
interconnected street system, which incorporates traffic calming measures, connecting trails and 
paths and the potential for future transit connections, resulting in a “complete streets” system for 
all modes – vehicles, pedestrians, bicyclists and transit users. The multi-tiered circulation system 
provides many transportation modes and routes through the Plan Area and to the existing 
community. The plan also encourages the use of alternative transportation by making walking 
and biking more convenient, by providing tree-lined streets, convenient trails and safe street 
crossings, as further described in Section 3.2.2, Streetscape Design, of the Stage 1 Development 
Plans. 
 
Response to Comment 18-3 
 
As stated in the Johnson Rancho and Hop Farm Stage 1 Development Plans, the Johnson Rancho 
and Hop Farm sites are rich in historic resources related to historical settlements, ranching of the 
land, and agricultural pursuits including the hop kilns. The land plans for both sites respond to 
the protection of the significant physical resources, such as the historical site of the Johnson 
Adobe. This site is intended to be preserved in a park site, which will provide both protection 
and public access to the site. As required by mitigation within the Draft EIR, at the time of 
submittal of the first tentative map application within the Johnson Rancho and Hop Farm 
Annexation area, a Cultural Resources Master Plan must be prepared for the project site by a 
qualified archaeologist and submitted for the City’s review and approval. In addition, in 
conjunction with the submittal of each tentative map application within the Johnson Rancho and 
Hop Farm Annexation area, site-specific cultural resources reports must be prepared by a 
qualified archaeologist and submitted for the City’s review and approval.  
 
Response to Comment 18-4 
 
See Response to Comment 18-2. 
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Response to Comment 18-5 
 
The comment, which does not address the adequacy of the Draft EIR, will be forwarded to the 
decision-makers for their consideration. 
 
Response to Comment 18-6 
 
The comment is a concluding comment and does not address the adequacy of the Draft EIR. 
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LETTER 19: JAMES HEROTA, CENTRAL VALLEY FLOOD PROTECTION BOARD 
 
Response to Comment 19-1 
 
The comment is introductory and does not address the adequacy of the Draft EIR. 
 
Response to Comment 19-2 
 
The proposed project does not involve development or activities that would cut into the levee or 
interfere with levee operations. As such, any existing structures associated with levee operations 
would not be affected by implementation of the proposed project. Mitigation Measure 4.10-5(b) 
of Chapter 4.10, Hydrology and Water Quality, of the Draft EIR ensures that project 
development and subsequent project-related approvals would comply with, and be subject to, the 
Central Valley Flood Protection Plan to be adopted by the State, pursuant to Government Code 
section 65302.9, the related implementing amendments to the Wheatland General Plan and 
zoning code, and the limitations of Government Code sections 65865.5, 65962 and 66474.5. 
 
Response to Comment 19-3 
 
The comment reiterates the CEQA Guidelines Section 15130 and does not address the adequacy 
of the Draft EIR. Cumulative impacts of the proposed project are addressed in each technical 
chapter as well as in Chapter 6, Statutorily Required Sections, of the Draft EIR. 
 
Response to Comment 19-4 
 
Mitigation Measure 4.10-2 of Chapter 4.10, Hydrology and Water Quality, of the Draft EIR 
requires the project applicant(s) to submit a long-term maintenance and funding strategy for 
project drainage improvements, which would include, but not be limited to, monitoring, 
vegetation management, preventative maintenance, vegetative stabilization, structural 
inspections, and removal of grass trimmings, weeds, tree pruning, and leaves. In addition, as 
stated above, Mitigation Measure 4.10-5(b) requires that project development and subsequent 
project-related approvals comply with, and be subject to, the Central Valley Flood Protection 
Plan. Thus, with implementation of Mitigation Measures 4.10-2 and 4.10-5(b), the proposed 
project would comply with Title 23, Section 131(c). 
 
Response to Comment 19-5 
 
The proposed project’s hydrologic and hydraulic impacts are addressed in Chapter 4.10, 
Hydrology and Water Quality, of the Draft EIR. Mitigation Measures 4.10-1(a) through (d) 
ensure that stormwater-related hydraulic impacts would be less-than-significant by requiring the 
submittal of a Master Drainage Plan, site-specific drainage plans, and a long-term maintenance 
and funding strategy for necessary drainage infrastructure improvements. In addition, the long-
term maintenance and funding strategy for project drainage improvements required in Mitigation 
Measure 4.10-2, as mentioned in Response to Comment 19-4, also includes, but would not be 
limited to, the following:  drainage of alluvial sediment deposition at inlet structures; periodic 
sediment removal; monitoring of the facility to ensure the site is completely and properly 
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drained; outlet riser cleaning; and vegetative stabilization of eroding banks and basal areas. 
Furthermore, Mitigation Measures 4.10-5(a) and (b) ensure that impacts related to regional 
flooding are less-than-significant.  
 
Response to Comment 19-6 
 
The comment is a concluding comment and does not address the adequacy of the Draft EIR. 
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4.0 INTRODUCTION 
 
Section 15097 of the California Environmental Quality Act (CEQA) requires all State and local 
agencies to establish monitoring or reporting programs for projects approved by a public agency 
whenever approval involves the adoption of either a “mitigated negative declaration” or specified 
environmental findings related to environmental impact reports. 
 
The following is the Mitigation Monitoring and Reporting Program (MMRP) for the Johnson 
Rancho and Hop Farm Annexation project. The project as approved includes mitigation 
measures. The intent of the MMRP is to prescribe and enforce a means for properly and 
successfully implementing the mitigation measures as identified within the Environmental 
Impact Report (EIR) for this project. Unless otherwise noted, the cost of implementing the 
mitigation measures as prescribed by this MMRP shall be funded by the applicant. 
 
4.1 COMPLIANCE CHECKLIST 
 
The MMRP contained herein is intended to satisfy the requirements of CEQA as they relate to 
the EIR for the Johnson Rancho and Hop Farm Annexation project prepared by the City of 
Wheatland. This MMRP is intended to be used by City staff and mitigation monitoring personnel 
to ensure compliance with mitigation measures during project implementation. Mitigation 
measures identified in this MMRP were developed in the EIR prepared for the proposed project. 
 
The Johnson Rancho and Hop Farm Annexation EIR presents a detailed set of mitigation 
measures that will be implemented throughout the lifetime of the project. Mitigation is defined 
by CEQA as a measure that: 

 
 Avoids the impact altogether by not taking a certain action or parts of an action; 
 Minimizes impacts by limiting the degree or magnitude of the action and its 

implementation; 
 Rectifies the impact by repairing, rehabilitating, or restoring the impacted 

environment; 
 Reduces or eliminates the impact over time by preservation and maintenance 

operations during the life of the project; or 
 Compensates for the impact by replacing or providing substitute resources or 

environments. 
 

The intent of the MMRP is to ensure the effective implementation and enforcement of adopted 
mitigation measures and permit conditions. The MMRP will provide for monitoring of 

4 MITIGATION MONITORING AND  
REPORTING PROGRAM 
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construction activities as necessary and in-the-field identification and resolution of 
environmental concerns. 
 
Monitoring and documenting the implementation of mitigation measures will be coordinated by 
the City of Wheatland. The table attached to this report identifies the mitigation measure, the 
monitoring action for the mitigation measure, the responsible party for the monitoring action, 
and timing of the monitoring action. The applicant will be responsible for fully understanding 
and effectively implementing the mitigation measures contained within the MMRP. The City of 
Wheatland will be responsible for ensuring compliance. 
 
During construction of the project, the City will assign an inspector who will be responsible for 
field monitoring of mitigation measure compliance. The inspector will report to the City 
Planning Division and will be thoroughly familiar with permit conditions and the MMRP. In 
addition, the inspector will be familiar with construction contract requirements, construction 
schedules, standard construction practices, and mitigation techniques. In order to track the status 
of mitigation measure implementation, field-monitoring activities will be documented on 
compliance monitoring report worksheets. The time commitment of the inspector will vary 
depending on the intensity and location of construction. Aided by the attached table, the 
inspector will be responsible for the following activities: 
 

 On-site, day-to-day monitoring of construction activities; 
 Reviewing construction plans and equipment staging/access plans to ensure 

conformance with adopted mitigation measures; 
 Ensuring contractor knowledge of and compliance with the MMRP; 
 Verifying the accuracy and adequacy of contract wording; 
 Having the authority to require correction of activities that violate mitigation 

measures, securing compliance with the MMRP; 
 Acting in the role of contact for property owners or any other affected persons who 

wish to register observations of violations of project permit conditions or mitigation. 
Upon receiving any complaints, the inspector shall immediately contact the 
construction representative. The inspector shall be responsible for verifying any such 
observations and for developing any necessary corrective actions in consultation with 
the construction representative and the City of Wheatland; 

 Obtaining assistance as necessary from technical experts in order to develop site- 
specific procedures for implementing the mitigation measures; and 

 Maintaining a log of all significant interactions, violations of permit conditions or 
mitigation measures, and necessary corrective measures. 

 
4.2 MITIGATION MONITORING AND REPORTING PROGRAM  
 
The following table indicates the mitigation measure number, the impact the measure is designed 
to address, the measure text, the monitoring agency, implementation schedule, and an area for 
sign-off indicating compliance.  
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MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
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4.2 Land Use and Agricultural Resources 

4.2-1 Compatibility with 
surrounding land uses. 

4.2-1(a) The project applicant shall inform and 
notify prospective buyers in writing, prior 
to purchase, about existing and on-going 
agriculture activities in the immediate 
area in the form of a disclosure 
statement. The notifications shall disclose 
that the Wheatland area is an agriculture 
area subject to ground and/or aerial 
applications of pesticides, fertilizers, and 
other chemicals, and early morning or 
nighttime farm operations, which may 
create noise, dust, et cetera, and provide 
that such agricultural operations shall 
not be considered a nuisance. The 
language and format of such notification 
shall be reviewed and approved by the 
City Attorney and the Agricultural 
Commissioner prior to recording the first 
final map. Each disclosure statement 
shall be acknowledged with the signature 
of each prospective property owner and 
shall be recorded on the deed of each 
property in accordance with California 
Civil Code § 1103.4. 

City Attorney 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to 
recording the 
first final map 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

4.2-7 Conversion of Prime 
Farmland to urban uses. 

4.2-7  Prior to recording any final map for 
portions of the project site located on 
Prime Farmland, the project applicant 
shall obtain and dedicate a conservation 
easement for the purposes of ensuring 

City Council Prior to 
recording any 
final map for 
portions of the 
project site 
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continued agricultural viability of lands 
equal in acreage to the amount of land 
removed from agricultural operation 
within the project site. The lands covered 
within this easement or easements shall 
be within Yuba County, and shall have 
equal or greater ratings under the Soil 
Classification System of the California 
Department of Conservation or its 
equivalent in the event that a County-
wide program is developed. This 
easement shall remain in effect in 
perpetuity and shall be dedicated to Yuba 
County or a non-profit agricultural 
conservation association approved by the 
County. The location and amount of 
agricultural acreage would also be 
subject to the review and approval of the 
City Council. 

located on Prime 
Farmland 

4.2-8 Cumulative loss of 
agricultural land. 

4.2-8 Implement Mitigation Measure 4.2-7. See Mitigation 
Measure 4.2-7 

See Mitigation 
Measure 4.2-7 

 

4.3 Transportation and Circulation 

4.3-1 The addition of the 
approximately 224,062 
new daily trips that 
would result with 
implementation of the 
Johnson Rancho and 
Hop Farm Annexation 
project would greatly 

Hop Farm 
 
4.3-1(a) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Hop Farm area: 

 
“In conjunction with the submittal of 

 
 
City Engineer 
 
 
 
 
 

 
 
In conjunction 
with the 
submittal of each 
tentative map 
application 
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exceed the capacity of 
the existing City of 
Wheatland roadway 
network. 

each Tentative Map, the applicant(s) shall 
pay the City’s Traffic Impact Fees in force 
at the time of application, as determined 
by the City Engineer.” 

Compliance with this condition shall be 
ensured by the City Engineer. 

 
Johnson Rancho 
 
4.3-1(b) In conjunction with the submittal of the first 

zoning or tentative map application for any 
development within the Johnson Rancho 
portion of the project, the project 
applicant(s) shall provide funding to the 
City for the preparation of an updated 
Traffic and Circulation Master Plan for 
the Johnson Rancho and Hop Farm 
Annexation area. The updated Traffic and 
Circulation Master Plan shall evaluate 
and identify the potential traffic impacts 
and the future street and circulation 
system improvements necessary to 
mitigate said traffic impacts. These street 
and circulation system improvements 
could include, but would not be limited to, 
the following improvements: 

 
 Widen SR 65 to four lanes in the 

area between the Northern Ring 
Road and the Wheatland 

 
 
 
 
 
 
 
 
 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
In conjunction 
with the 
submittal of the 
first zoning or 
tentative map 
application 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 6 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

Expressway; 
 Construct the Ring Road crossing 

over the UPRR;  
 Construct the Wheatland 

Expressway as a four-lane 
freeway facility; 

 Widen Spenceville Road from 
planned four lanes to six lanes 
from Ring Road to Wheatland 
Expressway; 

 Widen Spenceville Road to six 
lanes from Wheatland Expressway 
to B Street; 
 

 Widen Spenceville Road to four 
lanes from B Street to F Street; 

 Improve Spenceville Road to a 
two-lane standard arterial street 
from F Street to Camp Far West 
Road; 

 Prior to approval of any Tentative 
Map(s) that would include the 
following roadways, the Tentative 
Map(s) shall include the following 
street sections: 

o  A Street – indicate five lanes 
from Ring Road to C Street; 

o  A Street – indicate three lanes 
from Spenceville Road to C 
Street; 

o  C Street – indicate four lanes 
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from A Street to C Street 
(eastern portion); 

o  C Street – indicate three lanes 
from C Street (eastern 
portion) to F Street; 

 Widen the planned Ring Road 
from a four-lane arterial to a five-
lane divided arterial from 
Spenceville Road to McDevitt 
Road; 

 Construct necessary 
improvements to the Spenceville 
Road / Ring Road intersection; 
 

 Construct a partial cloverleaf 
interchange on Spenceville Road 
at the Wheatland Expressway; 

 Construct an interim at-grade A 
Street / Wheatland Expressway 
intersection; 

 Construct a grade separation over 
the Wheatland Expressway at A 
Street; and 

 Install traffic signals at the 
following five intersections: 
Spenceville Road / A Street; 
Spenceville Road / B Street; 
Spenceville Road / D Street; 
Spenceville Road / F Street; and A 
Street / C Street. Traffic signals 
shall be constructed when 
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warranted, either as a condition of 
individual development proposals 
or by the City. 

 
In addition, the project applicant(s) shall 
provide funding to the City for the 
preparation of an update to the City’s 
Traffic Impact Fee Program, based on 
the findings of the updated Traffic and 
Circulation Master Plan.  

The updated Traffic and Circulation 
Master Plan and updated Traffic Impact 
Fee Program must be completed and 
adopted by the City Council prior to 
recording the final subdivision map for 
the project. The revised Traffic Impact 
Fee shall be collected from each project 
applicant within the Johnson Rancho 
portion of the project at the time of 
issuance of each building permit, unless 
otherwise provided by a Development 
Agreement entered into between the City 
and the project applicant(s). 

 
4.3-1(c) Any project applicant within the Johnson 

Rancho annexation area shall be 
responsible for their project’s fair share of 
all feasible physical improvements 
necessary and available to reduce the 
severity of the project’s significant traffic-

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City Engineer 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In conjunction 
with the 
submittal of any 
tentative map 
application 
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related impacts within the City of 
Wheatland and its Sphere of Influence, as 
determined in the updated Traffic and 
Circulation Master Plan, and consistent 
with the polices and exceptions set forth in 
the Wheatland General Plan. In cases 
where the project’s fair share contribution 
is identified, the share will be based on the 
project’s relative contribution to traffic 
growth. 

 
The project’s contribution toward such 
improvements may take any or some 
combination of the following forms: 

1. Construction of roads and related 
facilities within and adjacent to 
the boundaries of the project, 
which may be subject to fee credits 
and or reimbursement, 
coordinated by the City, from 
other fee-paying development 
projects if available. 

2. Construction of roads, road 
improvements or other 
transportation facilities outside of 
the project boundaries but within 
the incorporated Wheatland limits, 
subject in some instances to fee 
credit against other improvements 
necessitated by the project or 
future reimbursement, coordinated 
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by the City, from other fee-paying 
development projects. 

3. The payment of impact fees to the 
City of Wheatland in amounts that 
constitute the project’s fair share 
contributions to the construction 
of transportation facilities to be 
built or improved within the City, 
consistent with the City’s updated 
Traffic Impact Fee Program. 

 
 
 
 

 
 
 
 
 

4.3-2 Development of the 
proposed project would 
increase the volume of 
traffic over the UPRR 
until the Ring Road and 
Wheatland Expressway 
are constructed. 

Hop Farm 
 
4.3-2(a) Implement Mitigation Measure 4.3-1(a). 

 
Johnson Rancho 

 
4.3-2(b) Implement Mitigation Measures 4.3-1(b) 

and 4.3-1(c). 
 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 

4.3-3 Development of the 
proposed project would 
add traffic to the portion 
of SR 65 from 
Wheatland’s northern 
Ring Road intersection 
to the Wheatland 
Expressway.  
 

Hop Farm 
 
4.3-3(a) Implement Mitigation Measure 4.3-1(a). 
 
Johnson Rancho 

 
4.3-3(b) Implement Mitigation Measures 4.3-1(b) 

and 4.3-1(c). 
 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 

4.3-4 Development of the 
proposed project would 
add traffic to the 

Hop Farm 
 
4.3-4(a) Implement Mitigation Measure 4.3-1(a). 

 
 
See Mitigation 

 
 
See Mitigation 

 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 11 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

Wheatland Expressway.  
 
Johnson Rancho 

 
4.3-4(b) Implement Mitigation Measures 4.3-1(b) 

and 4.3-1(c). 

Measure 4.3-1(a) 
 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

Measure 4.3-1(a) 
 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

4.3-5 Development of the 
proposed project would 
increase the volume of 
traffic on Spenceville 
Road from the planned 
Ring Road intersection 
east over the Wheatland 
Expressway to Camp Far 
West Road. 

Hop Farm 
 
 
4.3-5(a) Implement Mitigation Measure 4.3-1(a). 
 
Johnson Rancho 

 
4.3-5(b) Implement Mitigation Measures 4.3-1(b) 

and 4.3-1(c). 

 
 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 
 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 

4.3-6 Development of the 
proposed project would 
result in LOS E or worse 
conditions on A Street 
and C Street within the 
proposed project area. 

Hop Farm 
 
4.3-6(a) Implement Mitigation Measure 4.3-1(a). 
 
Johnson Rancho 

 
4.3-6(b) Implement Mitigation Measures 4.3-1(b) 

and 4.3-1(c). 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 

4.3-7 Development of the 
proposed project would 
increase traffic at the 
Spenceville Road / NB 
Wheatland Expressway 

Hop Farm 
 
4.3-7(a) Implement Mitigation Measure 4.3-1(a). 
 
Johnson Rancho 

 
 
See Mitigation 
Measure 4.3-1(a) 
 

 
 
See Mitigation 
Measure 4.3-1(a) 
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intersection, and the LOS 
at this intersection would 
drop to LOS E. 

 
4.3-7(b) Implement Mitigation Measures 4.3-1(b) 

and 4.3-1(c).  

 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

4.3-8 Development of the 
proposed project would 
result in LOS F 
conditions at the 
proposed Wheatland 
Expressway / A Street 
intersection. 

Hop Farm 
 
4.3-8(a) Implement Mitigation Measure 4.3-1(a). 
 
 
Johnson Rancho 

 
4.3-8(b) Implement Mitigation Measures 4.3-1(b) 

and 4.3-1(c). 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 

4.3-9 Development of the 
proposed project would 
result in various 
intersections in the area 
of the proposed project 
eventually carrying 
traffic volumes that 
would satisfy warrants 
for signalization. 

Hop Farm 
 
4.3-9(a) Implement Mitigation Measure 4.3-1(a). 
 
 
Johnson Rancho 

 
4.3-9(b) Implement Mitigation Measures 4.3-1(b) 

and 4.3-1(c). 
 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 
 
See Mitigation 
Measure 4.3-1(a) 
 
 
 
See Mitigation 
Measures 4.3-
1(b) and 4.3-1(c) 

 

4.3-10 Development of the 
proposed project would 
generate new pedestrian 
and bicycle traffic within 
the project area and on 
existing City of 
Wheatland streets. 

4.3-10  In conjunction with the submittal of the 
first zoning or tentative map application 
for any development within the Johnson 
Rancho and Hop Farm Annexation area, 
the project applicant(s) shall prepare a 
Bicycle and Pedestrian Plan for the 
annexation area, and identified facilities 

City Engineer  
 
 

In conjunction 
with the 
submittal of the 
first zoning or 
tentative map 
application 
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shall be constructed by development in the 
plan area. The plan shall include Class I 
bicycle paths along Spenceville Road. Prior 
to approval of the first Tentative Map within 
the Johnson Rancho and Hop Farm 
Annexation area, the project applicant(s) 
shall fund the preparation and 
implementation of the Bicycle and 
Pedestrian Master Plan. All subsequent 
development applications in the project 
area shall implement and demonstrate 
consistency with this plan. 

4.3-11 Development of the 
proposed project could 
result in the demand for 
expanded transit 
services.  

4.3-11 In conjunction with the submittal of the 
first zoning or tentative map application 
for any development within the Johnson 
Rancho and Hop Farm Annexation area, 
the project applicant(s) shall consult Yuba-
Sutter Transit regarding transit stop 
planning for both the Johnson Rancho and 
Hop Farm properties. The Stage One 
Development Plans for the Hop Farm and 
Johnson Rancho properties shall discuss 
and illustrate the location of planned transit 
stops for each development, for review and 
approval by the City Engineer and Yuba-
Sutter Transit.   

City Engineer  
 
Yuba-Sutter 
Transit 

In conjunction 
with the 
submittal of the 
first zoning or 
tentative map 
application 

 

4.3-12 Development of the 
proposed project would 
add traffic to roadways 
in the extended region 
(i.e., Yuba County and 

4.3-12  At the time of submittal of the first 
tentative map application within the 
Johnson Rancho and Hop Farm 
Annexation area, if the City of Wheatland 
is a participant in any new Yuba County 

City Engineer  
 

At the time of 
submittal of the 
first tentative 
map application 
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Placer County), 
potentially increasing the 
LOS on these roadways 
to a level that exceeds 
existing thresholds. 

and/or Placer County regional traffic fee 
program(s) and the new fee program(s) 
include the improvements identified in the 
Traffic and Circulation Master Plan as 
necessary to mitigate the significant 
impacts to roadways in the region(s) 
generated by the project, the project 
applicant(s) shall pay the applicable fees 
toward the improvements prior to final 
map approval.  

4.4 Air Quality and Climate Change 

4.4-1 Construction-related 
impacts resulting in 
temporary increases in 
criteria air pollutants 
that would violate any 
air quality standard or 
contribute substantially 
to an existing or 
projected air quality 
violation. 
 

4.4-1(a) In conjunction with the submittal of each 
zoning or tentative map application for 
any development within the Johnson 
Rancho and Hop Farm Annexation area, 
an air quality analysis shall be performed. 
The analysis shall include, but not be 
limited to, a determination of air quality 
impacts, quantification of construction 
and operational emissions, an assessment 
of impacts related to CO emissions and 
TACs, an assessment of impacts related to 
GHG emissions, and identification of 
mitigation measures needed to reduce any 
significant impacts. The mitigation 
measures shall include, but not necessarily 
be limited to, the FRAQMD’s standard 
mitigation measures for all projects within 
the FRAQMD. The applicant shall be 
required to implement all mitigation 

Planning 
Commission 
and/or City 
Council  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

In conjunction 
with the 
submittal of each 
zoning or 
tentative map 
application   
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measures recommended in the air quality 
impact analysis, pursuant to the review 
and approval of the Planning Commission 
and/or City Council in conjunction with 
the review of the development project. 

 
4.4-1(b) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“Prior to recording any Final Map within 
the Johnson Rancho and Hop Farm 
Annexation area, pursuant to the 
FRAQMD Indirect Source Review 
Guidelines, a Fugitive Dust Control Plan 
shall be submitted for the review and 
approval of the Community Development 
Department. The developer shall 
implement the approved plan.” 
 
Compliance with this condition shall be 
ensured by the Community Development 
Department prior to the recording of any 
Final Map. 

 
4.4-1(c) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop Farm 

 
 
 
 
 
 
Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City Engineer 
 

 
 
 
 
Prior to the 
approval of each 
tentative map 
application 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
application 
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Annexation area: 
 

“Prior to issuance of any grading permit, 
all construction contracts shall stipulate 
the following: 

 
 Construction equipment exhaust 

emissions shall not exceed 
FRAQMD Regulation III, Rule 
3.0, Visible Emissions limitations 
(40 percent opacity or 
Ringelmann 2.0). 

 The contractor shall be 
responsible to ensure that all 
construction equipment is 
properly tuned and maintained 
prior to and for the duration of 
on-site operation. 

 Idling time for construction 
vehicles shall be limited to five 
minutes. 

 Existing power sources (e.g., 
power poles) or clean fuel 
generators shall be utilized 
instead of temporary power 
generators. 

 A traffic plan shall be developed 
to minimize traffic flow 
interference from construction 
activities. Portable engines and 
portable engine-driven equipment 
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units used at the project work site, 
with the exception of on-road and 
off-road motor vehicles, may 
require California Air Resources 
Board (ARB) Portable Equipment 
Registration with the State or a 
local district permit. The 
owner/operator shall be 
responsible for arranging 
appropriate consultations with the 
ARB or the District to determine 
registration and permitting 
requirements prior to equipment 
operation at the site. 

 All grading operations on a 
project shall be suspended when 
winds exceed 20 miles per hour or 
when winds carry dust beyond the 
property line despite 
implementation of all feasible dust 
control measures. 

 Construction sites shall be 
watered as directed by the 
Department of Public Works or 
Air Quality Management District 
and as necessary to prevent 
fugitive dust violations. 

 An operational water truck shall 
be available at all times. Water 
shall be applied to control dust, as 
needed, to prevent visible 
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emissions violations and off-site 
dust impacts. 

 On-site dirt piles or other 
stockpiled particulate matter shall 
be covered, wind breaks installed, 
and water and/or soil stabilizers 
employed to reduce windblown 
dust emissions. The use of 
approved non-toxic soil stabilizers 
shall be incorporated, according 
to manufacturer's specifications, 
to all inactive construction areas. 

 All transfer processes involving a 
free fall of soil or other 
particulate matter shall be 
operated in such a manner as to 
minimize the free fall distance and 
fugitive dust emissions. 

 Approved chemical soil stabilizers 
shall be applied, according to the 
manufacturers' specifications, to 
all inactive construction areas 
(previously graded areas that 
remain inactive for 96 hours) 
including unpaved roads and 
employee/equipment parking 
areas. 

 To prevent track-out, wheel 
washers shall be installed where 
project vehicles and/or equipment 
exit onto paved streets from 
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unpaved roads. Vehicles and/or 
equipment shall be washed prior 
to each trip. (Alternatively, a 
gravel bed may be installed as 
appropriate at vehicle/equipment 
site exit points to effectively 
remove soil buildup on tires and 
tracks to prevent/diminish track-
out.) 

 Paved streets shall be swept 
frequently (water sweeper with 
reclaimed water recommended; 
wet broom) if soil material has 
been carried onto adjacent paved, 
public thoroughfares from the 
project site. 

 Temporary traffic control shall be 
provided, as needed, during all 
phases of construction to improve 
traffic flow, as deemed 
appropriate by the Department of 
Public Works and/or Caltrans and 
to reduce vehicle dust emissions. 
An effective measure is to enforce 
vehicle traffic speeds at or below 
15 mph. 

 Traffic speeds on all unpaved 
surfaces shall not exceed 15 miles 
per hour and unnecessary vehicle 
traffic shall be reduced by 
restricting access to unpaved 
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surfaces. In addition, appropriate 
training, on-site enforcement, and 
signage shall be provided in order 
to enforce the speed limit. 

 Ground cover on the construction 
site shall be reestablished as soon 
as possible and prior to final 
occupancy, through seeding and 
watering. 

 Open burning of vegetative waste 
(natural plant growth wastes) or 
other legal or illegal burn 
materials (trash, demolition 
debris, et. al.) shall not be 
conducted at the project site. 
Vegetative wastes shall be chipped 
or delivered to waste-to-energy 
facilities (permitted biomass 
facilities) or mulched or 
composted. Waste materials shall 
not be hauled off-site for disposal 
by open burning.” 

 
Compliance with this condition shall be 
ensured by the City Engineer prior to the 
issuance of any grading permit. 

4.4-2 Operational impacts 
resulting in long-term 
increases of criteria air 
pollutants that would 
violate any air quality 

4.4-2(a) Implement Mitigation Measure 4.4-1(a). If 
operational impacts associated with 
emissions of ROG, NOX, or PM10 are 
determined to be significant for a 
particular project, the air quality impact 

See Mitigation 
Measure 4.4-1(a) 
 
 
 

See Mitigation 
Measure 4.4-1(a) 
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standard or contribute 
substantially to an 
existing or projected air 
quality violation. 
 

analysis shall require implementation of 
Mitigation Measure 4.4-2(b).  

 
4.4-2(b) In conjunction with the submittal of each 

tentative map application for any 
development within the Johnson Rancho 
and Hop Farm Annexation area, the 
applicant(s) shall submit an Operational 
Emissions Reduction Plan for review and 
approval of the FRAQMD. The Plan shall 
be the applicant’s commitment to feasible 
mitigation measures from the FRAQMD’s 
current list of Best Available Mitigation 
Measures (BAMM), recommended 
measures from FRAQMD staff, or 
voluntary off-site mitigation projects 
sufficient to provide a minimum 35 percent 
reduction in emissions. The applicant shall 
be required to implement all mitigation 
measures recommended in the 
Operational Emissions Reduction Plan, 
pursuant to the review and approval of the 
Planning Commission and/or City Council 
in conjunction with the review of the 
tentative map. 

 
 
 
Planning 
Commission 
and/or City 
Council 

 
 
 
In conjunction 
with the 
submittal of each 
tentative map  

4.4-4 Impacts to nearby 
sensitive receptors from 
odors associated with 
the project. 
 

4.4-4(a) In conjunction with the submittal of each 
zoning or tentative map application for 
any development within the Johnson 
Rancho and Hop Farm Annexation area, 
the project applicant(s), in consultation 
with the Community Development 

Planning 
Commission 
and/or City 
Council  
 
 

In conjunction 
with the 
submittal of each 
zoning or 
tentative map 
application  
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Department, shall take into consideration 
any odor-producing potential facilities 
that would occupy the proposed project 
site. To the extent feasible, proposed land 
uses that have the potential to emit 
objectionable odorous emissions shall be 
located as far away as possible from 
existing and proposed sensitive receptors. 
The location of potential facilities shall be 
reviewed and approved by the Planning 
Commission and/or City Council in 
conjunction with the review of the 
development application. 

 
4.4-4(b) The City shall include the following as a 

condition of approval on each tentative 
map application for any non-residential 
development within the Johnson Rancho 
and Hop Farm Annexation area: 

 
“If an odor-emitting facility is to occupy 
space in the proposed project site, odor 
control devices shall be installed for the 
review and approval of the Community 
Development Department prior to the 
issuance of occupancy permits to reduce 
the exposure of receptors to objectionable 
odorous emissions.” 

 
Compliance with this condition shall be 
ensured by the Community Development 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
application 
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Department prior to the issuance of a 
certificate of occupancy for any odor-
emitting facility. 

4.4-5 Cumulative impacts to 
regional air quality. 

4.4-5 Implement Mitigation Measure 4.4-2(a). See Mitigation 
Measure 4.4-2(a)

See Mitigation 
Measure 4.4-2(a)

 

4.4-6 Project impacts 
concerning the 
production of 
greenhouse gases. 

4.4-6(a) In conjunction with the submittal of the 
first zoning or tentative map application 
for development within the Johnson 
Rancho and Hop Farm Annexation area, a 
Climate Action Plan that includes the 
proposed project area, in addition to the 
Wheatland Planning Area, shall be 
prepared by the developer in cooperation 
with the FRAQMD and the City 
Community Development Department. The 
Climate Action Plan shall include feasible 
mitigation measures that, in combination 
with existing and future regulatory 
measures developed under AB 32, would 
reduce emissions associated with 
operation of the proposed project and 
supporting infrastructure by 15 percent 
from business-as-usual emissions levels 
projected for the year 2020 or the 
applicable percent reduction as adopted 
by FRAQMD and/or CARB at the time of 
application submittal. Furthermore, if a 
Climate Action Plan has previously been 
adopted by the City of Wheatland and is in 
place at the time of submittal of the first 
zoning or tentative map application, the 

FRAQMD 
 
Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

In conjunction 
with the 
submittal of the 
first zoning or 
tentative map 
application  
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proposed project shall adhere to the 
emission reduction requirements within 
the Climate Action Plan. 

 
4.4-6(b) After the Climate Action Plan has been 

adopted by the City of Wheatland, all 
future project applicants within the 
Johnson Rancho and Hop Farm 
Annexation area shall demonstrate 
compliance with the Climate Action Plan 
at the time of submittal of each 
development application.  Compliance 
shall be reviewed and approved by the 
Planning Commission and/or City Council 
in conjunction with the review of the 
development application.  

 
4.4-6(c) At the time of submittal of each zoning or 

tentative map application within the 
Johnson Rancho and Hop Farm 
Annexation area, a GHG reduction 
strategy shall be prepared that shall 
describe how the following measures (or 
alternate measures as approved by the 
Planning Commission) will be 
implemented to achieve the reduction in 
GHG emissions that is required in 
Mitigation Measure 4.4-6(a): 

 
Residential Development 

 

 
 
 
 
Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
Planning 
Commission 
and/or City 
Council 

 
 
 
 
After the Climate 
Action Plan has 
been adopted by 
the City of 
Wheatland and at 
the time of 
submittal of each 
development 
application 
 
 
 
 
At the time of 
submittal of each 
zoning or 
tentative map 
application  
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 All homes within the proposed 
subdivision will utilize AC units 
that are two points above the 
Seasonal Energy Efficient Ratio 
(SEER) energy efficiency rating in 
effect at the time of the approval 
of the Tentative Map. Any plans 
submitted to the Community 
Development Department must 
clearly show that this condition is 
being met. 

 All homes within the subdivision 
will include “whole house fans.” 
Any plans submitted to the 
Community Development 
Department must clearly show 
that this condition is being met. 

 All homes within the subdivision 
will include, at the builder’s 
discretion, one of the following: a) 
a “tankless” water heater, or b) 
upgraded insulation in all walls 
and ceilings to exceed the Title 24 
requirements in place at the time 
of building permit issuance. Any 
plans submitted to the Community 
Development Department must 
clearly show that this condition is 
being met. 

 
Commercial and Office Development 
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 Provide plentiful short-term and 

long-term bicycle parking 
facilities to meet peak season 
maximum demand; 

 Provide “end-of-trip” facilities 
including showers, lockers, and 
changing space; 

 Provide a pedestrian access 
network that internally links all 
uses and connects to all existing 
or planned external streets and 
pedestrian facilities contiguous 
with the project site; 

 Provide a parking lot design that 
includes clearly marked and 
shaded pedestrian pathways 
between transit facilities and 
building entrances; 

 Provide safe and convenient 
bicycle/pedestrian access to 
transit stop(s) and provide 
essential transit stop 
improvements (i.e., shelters, route 
information, benches, and 
lighting); and 

 Provide employee carpool parking 
stalls. 
 

The GHG reduction strategy shall be 
reviewed and approved by the Planning 
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Commission and/or City Council in 
conjunction with the review of the 
development applications. 

4.5 Noise 

4.5-1 Impacts related to 
construction noise. 
 

4.5-1 In conjunction with submittal of each 
tentative map application within the 
Johnson Rancho and Hop Farm 
Annexation area, a site-specific noise 
mitigation plan shall be prepared. The 
noise mitigation plan shall be required to 
show that the project would be consistent 
with the Wheatland General Plan and 
shall include, but not be limited to, the 
following mitigation measures: 

 
 Construction activities shall occur 

between the hours of 7 a.m. to 6 
p.m. weekdays and 8 a.m. to 5 
p.m. on the weekends; 

 All heavy construction equipment 
and all stationary noise sources 
(such as diesel generators) shall 
have manufacturers installed 
mufflers; 

 Fixed construction equipment 
shall be located as far as possible 
from sensitive receptors; 

 Consideration of temporary 
sounds curtain and noise barriers 
for long-term stationary 

Planning 
Commission 
and/or City 
Council 

In conjunction 
with submittal of 
each tentative 
map application  
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equipment; 
 Equipment warm up areas, water 

tanks, and equipment storage 
areas shall be located in an area 
as far away from existing 
residences as is feasible; and 

 A disturbance coordinator shall 
be designated to receive all public 
complaints regarding construction 
noise disturbances and 
responsible for determined the 
cause of the complaint and 
implement any feasible measures 
to alleviate the problem. The 
coordinator contact information 
shall be conspicuously posted 
around the project site and 
adjacent public spaces. 

 
The noise mitigation plan shall be 
reviewed and approved by the Planning 
Commission and/or City Council in 
conjunction with the review of each 
tentative map. The developer shall 
implement and comply with the approved 
noise mitigation plan. 

4.5-4 Impacts related to 
exposure of existing or 
proposed receptors to 
project-generated noise 
levels exceeding 

4.5-4 Implement Mitigation Measure 4.5-1.  
 

The noise mitigation plan shall include, 
but not be limited to, the following 
additional mitigation measures: 

See Mitigation 
Measure 4.5-1 
 
Planning 
Commission 

See Mitigation 
Measure 4.5-1 
 
In conjunction 
with review of 
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applicable noise 
standards. 
 

 
 Loading docks and truck delivery 

areas shall maintain a minimum 
distance of 30 feet from 
residential property lines; 

 Property line noise barriers shall 
be six to eight feet in height. 
Circulation routes for trucks 
should be located a minimum of 
30 feet from residential property 
lines; 

 All heating, cooling and 
ventilation equipment shall be 
located within mechanical rooms 
where possible; 

 All heating, cooling and 
ventilation equipment shall be 
shielded from view with solid 
barriers; 

 Emergency generators shall 
comply with the local noise 
criteria at the nearest noise-
sensitive receivers; 

 In cases where loading docks or 
truck delivery circulation routes 
are located less than 100 feet from 
residential property lines, an 
acoustical evaluation shall be 
submitted to verify compliance 
with the City of Wheatland 
General Plan Noise Element 

and/or City 
Council  

each tentative 
map application  
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standards; and  
 Six-foot-tall sound walls shall be 

constructed where neighborhood 
parks or school playgrounds abut 
rear yards of residential uses. 

 
The noise mitigation plan shall be 
reviewed and approved by the Planning 
Commission and/or City Council in 
conjunction with the review of each 
tentative map. The developer shall 
implement and comply with the approved 
plan. 
 

4.5-5 Impacts related to 
exposure of new noise-
sensitive uses to 
transportation noise 
levels that exceed the 
City of Wheatland 
exterior and interior 
noise level standards. 
 

4.5-5(a) Implement Mitigation Measure 4.5-1.  
 
 

4.5-5(b) In conjunction with the submittal of each 
zoning or tentative map application for 
any development within the Johnson 
Rancho and Hop Farm Annexation area, a 
site-specific noise analysis shall be 
performed. The site-specific noise analysis 
shall address interior and exterior traffic 
noise levels and recommend mitigation 
measures to reduce the noise to acceptable 
levels. The applicant shall be required to 
implement all mitigation measures 
recommend in the noise analysis, pursuant 
to review and approval by the Planning 
Commission and/or City Council in 

See Mitigation 
Measure 4.5-1 
 
Planning 
Commission 
and/or City 
Council 

See Mitigation 
Measure 4.5-1 
 
In conjunction 
with the 
submittal of each 
zoning or 
tentative map 
application  

 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 31 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

conjunction with the review of the 
development project. 

4.5-7 Impacts related to 
exposure of sensitive 
receptors to aviation 
noise from the Beale Air 
Force Base that would 
cause sleep disturbance. 
 

4.5-7(a) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop Farm 
Annexation area: 

 
“The applicant shall inform and notify 
prospective buyers, prior to purchase, 
about existing and on-going noise 
generating aviation activities in the 
immediate area. The notice shall be in the 
form of a note recorded with the Deed for 
each property. The notifications shall 
disclose that the project area is south of 
the Beale Air Force Base and is subject to 
aircraft overflights, which may cause sleep 
disturbance. The language and format of 
such notification shall be reviewed and 
approved by the City Attorney prior to 
recording final map.” 
 
Compliance with this condition shall be 
ensured by the Community Development 
Department prior to the recording of any 
Final Map. 

 
4.5-7(b) Prior to approval of any tentative map 

applications for properties within Review 
Area 1 of the 2011 Beale AFB CLUP, the 

Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Airport Land 
Use Commission 

Prior to the 
recording of any 
Final Map 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to approval 
of any tentative 
map applications 
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project applicant shall submit the 
application to the Airport Land Use 
Commission for consistency review.  

for properties 
within Review 
Area 1 of the 
2011 Beale AFB 
CLUP 

4.6 Biological Resources 

4.6-1 Impacts to special-status 
plants. 

4.6-1(a) In conjunction with the submittal of the 
first zoning or tentative map application 
for development within the Johnson 
Rancho and Hop Farm Annexation area, a 
Resource Corridor Conservation Plan 
shall be prepared for the Johnson Rancho 
and Hop Farm Annexation area. The 
Resource Corridor Conservation Plan 
shall demonstrate the preservation of open 
space corridors within the portions of the 
Johnson Rancho and Hop Farm 
Annexation area that are considered to 
have high-value habitat for special-status 
plant and wildlife species (i.e., 
Grasshopper Slough, Dry Creek, other 
waters of the U.S. or jurisdictional 
wetlands). In addition, the Resource 
Corridor Conservation Plan shall outline 
a long-term maintenance/funding strategy 
for biological resources within the 
Johnson Rancho and Hop Farm 
Annexation area. The Resource Corridor 
Conservation Plan shall be prepared by a 
qualified biologist and shall be submitted 

Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

In conjunction 
with the 
submittal of the 
first zoning or 
tentative map 
application 
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for the review and approval of the 
Planning Commission and/or City Council 
in conjunction with their review of the 
development application. The zoning or 
tentative map approval shall be 
conditioned to require implementation of 
the Resource Corridor Conservation Plan. 

 
4.6-1(b) In conjunction with the submittal of each 

future zoning or tentative map application 
(after submittal of the first zoning or 
tentative map), should the pending Yuba-
Sutter Natural Community Conservation 
Plan/Habitat Conservation Plan 
(NCCP/HCP) be adopted by the City of 
Wheatland, the project applicant(s) shall 
participate and incorporate all applicable 
mitigation measures set forth in the 
NCCP/HCP. If the Yuba-Sutter 
NCCP/HCP has not yet been adopted, 
Mitigation Measures 4.6-1(c) and 4.6-1(d) 
shall be implemented. 

 
4.6-1(c) In conjunction with the submittal of each 

future zoning or tentative map 
applications (after submittal of the first 
zoning or tentative map) for development 
within the Johnson Rancho and Hop Farm 
Annexation area, the project applicant(s) 
shall demonstrate compliance with the 
Resource Corridor Conservation Plan for 

 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
Planning 
Commission 
and/or City 
Council 
 
 
 
 

 
 
 
 
 
 
 
 
In conjunction 
with the 
submittal of each 
future zoning or 
tentative map 
application (after 
submittal of the 
first zoning or 
tentative map) 
 
 
 
 
 
 
In conjunction 
with the 
submittal of each 
future zoning or 
tentative map 
application (after 
submittal of the 
first zoning or 
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the Johnson Rancho and Hop Farm 
Annexation area, subject to review and 
approval by the City Community 
Development Department. 

 
4.6-1(d) In conjunction with the submittal of each 

future zoning or tentative map 
applications (after submittal of the first 
zoning or tentative map) for development 
within the Johnson Rancho and Hop Farm 
Annexation area, the project applicant(s) 
shall have a site-specific biological 
resources evaluation prepared by a 
qualified biologist, and shall comply with 
all mitigation measures included in the 
biological resources evaluation, including, 
but not limited to, preconstruction surveys 
for any special-status plant or wildlife 
species that the biological resources 
evaluation determined to have the 
potential to exist on-site. The biological 
resources evaluation shall be subject to 
review and approval by the Planning 
Commission and/or City Council in 
conjunction with their review of the 
development application. 

 
 
 
 
 
Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 

tentative map) 
 
 
 
 
In conjunction 
with the 
submittal of each 
future zoning or 
tentative map 
application (after 
submittal of the 
first zoning or 
tentative map) 
 
 
 
 
 

4.6-2 Impacts to pallid bat, 
townsend’s big-eared 
bat, Yuma myotis bat, 
fringed myotis bat, 
greater western mastiff-

4.6-2 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 
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bat, long-eared myotis 
bat, and Pacific western 
big-eared bat. 

4.6-3 Impacts to Swainson’s 
hawk. 
 

4.6-3 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 

4.6-4 Impacts to western 
burrowing owl. 
 

4.6-4 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 

4.6-5 Impacts to other raptors.  
 

4.6-5 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 

4.6-6 Impacts to 
passerines/migratory 
songbirds. 

4.6-6 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 

4.6-7 Impacts to western 
spadefoot toad. 

4.6-7 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 

4.6-8 Impacts to giant garter 
snake. 
 

Johnson Rancho Property 
 
 
4.6-8 Implement Mitigation Measures 4.6-1(a) 

through 4.6-1(d). 

 
 
 
See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 
 
 
See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 

4.6-9 Impacts to northwestern Johnson Rancho Property    
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pond turtle. 
 

 
4.6-9 Implement Mitigation Measures 4.6-1(a) 

through 4.6-1(d). 

 
See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 
See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

4.6-11 Impacts to valley 
elderberry longhorn 
beetles. 

4.6-11 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 

4.6-12 Impacts to special-status 
brachiopods. 
 

4.6-12 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 
 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 

4.6-13 Impacts to wetlands and 
other waters of the U.S. 
 

4.6-13(a) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area: 

 
“The project applicant(s) shall consult 
with the USACE with respect to potential 
impacts to any on-site wetlands. If the 
USACE determines that jurisdictional 
waters on or off the project site would not 
be impacted by the proposed project, no 
further mitigation is necessary. If the 
USACE determines that jurisdictional 
waters that may be impacted by the 
project are present on- or off-site, the 
appropriate CWA Section 404 permit 

City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to the 
approval of each 
tentative map 
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shall be acquired by the applicant for the 
construction of the proposed project and 
the filling of the existing ditches, if 
applicable. CWA Section 401 water 
quality certification or waiver will also 
be required. An individual permit under 
Section 404 of the Clean Water Act is 
required for impacts to waters of the 
U.S., including wetlands greater than 0.5 
acres. As part of the individual permit, 
National Environmental Protection Act 
(NEPA) compliance and a Section 404(b) 
(1) Alternatives Analysis must be 
completed. In addition, Regional Water 
Quality Control Board certification is 
required pursuant to Section 401 of the 
Clean Water Act to obtain an individual 
permit. A copy of the approved Section 
404 permit shall be provided to the 
Planning Director prior to the issuance 
of grading permits.” 
 
Compliance with this condition shall be 
ensured by the City Engineer prior to the 
approval of each tentative map. 

 
4.6-13(b) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area:   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City Engineer 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
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“The project applicant(s) shall prepare 
and submit to the California Department 
of Fish and Game (CDFG) a formal 
wetland delineation based on current 
regulations of the USACE. If the CDFG 
determines that jurisdictional waters on 
or off the project site would not be 
impacted by the proposed project, no 
further mitigation is necessary. If the 
CDFG determines that jurisdictional 
waters are present on- or off-site, which 
may be impacted by the project, a 
Streambed Alteration Agreement shall be 
obtained from CDFG, pursuant to 
Section 1600 of the California Fish and 
Game Code, for any activities affecting 
the bed, bank, or associated riparian 
vegetation. If required, the project 
applicant shall coordinate with CDFG in 
developing agreements or appropriate 
mitigation, and shall abide by the 
conditions of any executed agreements or 
permits for any work related to the 
development.” 

  
Compliance with this condition shall be 
ensured by the City Engineer prior to the 
approval of each tentative map. 

 
4.6-13(c) The City shall include the following as a 

condition of approval on each tentative 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

City Engineer 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to the 
approval of each 
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map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area: 

 
 “If the project would result in impacts to 

any jurisdictional wetlands identified 
within either the Hop Farm Property or 
the Johnson Rancho Property, the 
acreage of jurisdictional habitat removed 
shall be replaced on a “no-net-loss” 
basis in accordance with USACE and 
CDFG regulations. A conceptual on-site 
wetlands mitigation plan shall be 
submitted, including a wetlands 
replacement ratio, agreed upon with the 
USACE. The mitigation plan shall 
quantify the total jurisdictional acreage 
lost, describe creation/replacement ratio 
for acres filled, annual success criteria, 
potential mitigation-sites, and monitoring 
and maintenance requirements. The plan 
shall be prepared by a qualified biologist 
pursuant to, and through consultation 
with, USACE. The plan may include 
funding mechanisms for future 
maintenance of the wetland and riparian 
habitat, which may include an 
endowment or other funding from the 
project applicant.” 

 
Compliance with this condition shall be 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

tentative map 
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ensured by the City Engineer prior to the 
approval of each tentative map. 

 
4.6-13(d) Implement Mitigation Measures 4.6-1(a) 

through 4.6-1(d). 

 
 
 
See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

 
 
 
See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

4.6-14 Impacts to woodland 
resources. 
 

4.6-14 In conjunction with the submittal of each 
zoning or tentative map application for 
any development within the Johnson 
Rancho and Hop Farm Annexation area, 
the project applicant(s) shall prepare and 
submit an arborist report, at the 
discretion of the Planning Director. The 
report shall evaluate the structure and 
vigor of each tree six inches or greater in 
dbh, as well as include recommendations 
for preservation of trees and removal of 
trees, which may be hazardous due to 
nature and extent of defects, 
compromised health, and/or structural 
instability and proximity to planned 
development activities. The applicant(s) 
shall comply with and implement the 
approved arborist report. 

Planning 
Director 

In conjunction 
with the 
submittal of each 
zoning or 
tentative map 
application  

 

4.6-15 Cumulative loss of 
biological resources in 
the City of Wheatland 
and the effects of 
ongoing urbanization in 
the region. 

4.6-15 Implement Mitigation Measures 4.6-1(a) 
through 4.6-1(d). 

 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 

See Mitigation 
Measures 4.6-
1(a) through 4.6-
1(d) 
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4.7 Archaeological and Historical Resources 

4.7-1 Disturbance or 
destruction of 
previously unknown 
archaeological resources 
within the proposed 
project site. 

4.7-1(a) At the time of submittal of the first 
tentative map application within the 
Johnson Rancho and Hop Farm 
Annexation area, a Cultural Resources 
Master Plan shall be prepared for the 
project site by a qualified archaeologist 
and submitted for the City’s review and 
approval. The Cultural Resources Master 
Plan shall include, but not be limited to, 
all of the recommendations included in 
the Cultural Resources Sensitivity Report. 
The Cultural Resources Master Plan 
shall be reviewed and approved by the 
Planning Commission and/or City 
Council in conjunction with the tentative 
map application review. In addition, in 
conjunction with the submittal of each 
tentative map application within the 
Johnson Rancho and Hop Farm 
Annexation area, site-specific cultural 
resources reports shall be prepared by a 
qualified archaeologist and submitted for 
the City’s review and approval. The 
required mitigation measures shall be 
implemented by the project applicant(s). 

 
4.7-1(b) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 

Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 

At the time of 
submittal of the 
first tentative 
map application  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
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within the Johnson Rancho and Hop 
Farm Annexation area: 

 
“During ground disturbance activities, 
an archeological monitor shall be present 
to oversee operations both on- and off-
site. If any earth-moving activities 
uncover any concentrations of stone, 
bone or shellfish, any artifacts of these 
materials, or any evidence of fire (ash, 
charcoal, fire altered rock, or earth), 
work shall be halted in the immediate 
area of the find and shall not be resumed 
until after a qualified archaeologist has 
inspected and evaluated the deposit and 
determined the appropriate means of 
curation. The appropriate mitigation 
measures may include as little as 
recording the resource with the 
California Archaeological Inventory 
database or as much as excavation, 
recordation, and preservation of the sites 
that have outstanding cultural or historic 
significance.”  

 
4.7-1(c) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area:  

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
 
 
 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 43 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

“In the event that any archaeological 
deposits are discovered during 
construction or grading, further grading 
or trenching within 50 feet of the 
discovery shall be halted until a plan has 
been submitted to the Planning Director 
for the evaluation of the resource as 
required under current CEQA 
Guidelines. If evaluation concludes the 
archaeological deposit is eligible for 
inclusion on the California Register of 
Historic Resources, a plan for the 
mitigation of impacts to the resource 
shall also be submitted to the Community 
Development Department for approval.” 

 
4.7-1(d) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area:  

 
“During construction, if bone is 
uncovered that may be human, the 
California Native American Heritage 
Commission, located in Sacramento, and 
the Yuba County Coroner shall be 
notified. Should human remains be found, 
all work shall be halted until final 
disposition by the Coroner. Should the 
remains be determined to be of Native 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Yuba County 
Coroner 
Native American 
Heritage 
Commission 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
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American descent, the Native American 
Heritage Commission shall be consulted 
to determine the appropriate disposition 
of such remains.” 

4.7-2 Impacts to prehistoric 
sites within the project 
area.  

4.7-2 In conjunction with the submittal of the 
first tentative map application within the 
Johnson Rancho and Hop Farm 
Annexation area, the prehistoric site that 
is indicated in the Cultural Resources 
Sensitivity Report shall be relocated and 
re-recorded. Efforts shall be made to 
avoid this resource and, if impacts cannot 
be avoided, the resource shall be 
evaluated for significance and integrity 
according to criteria set forth for the 
California Register of Historic Places. If 
the resource is eligible for the CRHP, 
mitigation including, but not limited to, 
the following shall be implemented:  A 
qualified archaeologist shall conduct 
intensive surveys as project plans are 
refined and future environmental reviews 
are conducted. Special care shall be 
taken along Grasshopper Slough and the 
old Bear River channel. A program of 
augering shall be implemented in the 
bottomlands to estimate the thickness of 
mining debris layer, which will help 
refine expectations regarding the 
possibility of, and depth of, buried 
cultural deposits. Systematic sampling, 

Community 
Development 
Department 
 

In conjunction 
with the 
submittal of the 
first tentative 
map application 
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by hand and or mechanical auger, shall 
be implemented according to a grid 
pattern across the bottomlands (roughly 
4,800 meters long by 1,200 meters deep). 
The sampling data shall be supplemented 
by existing geotechnical borelogs taken 
as part of previous Bear River levee 
investigations. 

4.7-3 Impacts to Johnson’s 
Crossing. 

4.7-3 Implement Mitigation Measures 4.7-1(a-
d). 

See Mitigation 
Measures 4.7-
1(a-d) 

See Mitigation 
Measures 4.7-
1(a-d) 

 

4.7-4 Impacts to Camp Far 
West. 
 

4.7-4(a) Implement Mitigation Measures 4.7-1(a-
d). 

 
4.7-4(b) In conjunction with the submittal of the 

first tentative map application within the 
Johnson Rancho and Hop Farm 
Annexation area, historical 
documentation of Camp Far West by a 
qualified historian shall be prepared for 
review and approval of the Community 
Development Department. The historical 
documentation shall include, but not be 
limited to, for evidence of Camp Far 
West on-site and use of geophysical 
methods to research the absence of Camp 
Far West remains on-site. If resources 
are found and impacts anticipated, a 
research design/work plan, and formal 
evaluations should be completed to 
assess significance and integrity. The 

See Mitigation 
Measures 4.7-
1(a-d) 
Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
 
 
 
 

See Mitigation 
Measures 4.7-
1(a-d) 
In conjunction 
with the 
submittal of  the 
first tentative 
map application  
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historical documentation, evaluations, 
and any preservation-related 
recommendations shall be reviewed and 
approved by the Planning Commission 
and/or City Council in conjunction with 
the tentative map review. The 
recommendations shall be implemented 
by the project applicant(s). 

 
 
 
 
 
 

 
 
 

4.7-5 Impacts to the 
California Emigrant 
Trail. 
 

4.7-5(a) Implement Mitigation Measures 4.7-1(a-
d). 

 
 

4.7-5(b) In conjunction with the submittal of the 
first tentative map application within the 
area of the California Emigrant Trail, 
historical documentation of the 
California Emigrant Trail shall be 
prepared by a qualified historian, for 
review and approval of the Community 
Development Department, Bureau of 
Land Management, and National Park 
Service. The historical documentation 
shall include, but not be limited to, 
review and documentation of the 
California Emigrant Trail. The historical 
documentation and any preservation-
related recommendations shall be 
reviewed and approved by the Planning 
Commission and/or City Council in 
conjunction with the tentative map 
review. The recommendations shall be 

See Mitigation 
Measures 4.7-
1(a-d) 
 
Planning 
Commission 
and/or City 
Council 

See Mitigation 
Measures 4.7-
1(a-d) 
 
In conjunction 
with the 
submittal of the 
first tentative 
map application 
within the area of 
the California 
Emigrant Trail  
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implemented by the project applicant(s). 
4.7-6 Impacts to Webster’s 

Ranch. 
 

4.7-6(a) Implement Mitigation Measures 4.7-1(a-
d). 

 
 

4.7-6(b) In conjunction with the submittal of the 
first tentative map application within the 
area including Webster’s Ranch, an 
archaeological report shall be prepared 
by a qualified archaeologist, for review 
and approval of the Community 
Development Department. The report 
shall include, but not be limited to, a site 
record of Webster’s Ranch, and 
archaeological subsurface testing. The 
archaeological report and recommended 
mitigation measures shall be reviewed 
and approved by the Planning 
Commission and/or City Council in 
conjunction with the tentative map 
review. The recommended mitigation 
measures shall be implemented by the 
project applicant(s). 

See Mitigation 
Measures 4.7-
1(a-d) 
 
Community 
Development 
Department 
 
Planning 
Commission 
and/or City 
Council 
 
 
 

See Mitigation 
Measures 4.7-
1(a-d) 
 
In conjunction 
with the 
submittal of the 
first tentative 
map application 
within the area 
including 
Webster’s Ranch 
 
 

 

4.7-7 Impacts to Hop 
Ranches. 
 

4.7-7(a) Implement Mitigation Measures 4.7-1(a-
d). 

 
 
4.7-7(b) In conjunction with the submittal of the 

first tentative map application within the 
Wheatland Hop Farm area, historical 
documentation and preservation of the 

See Mitigation 
Measures 4.7-
1(a-d) 
 
Community 
Development 
Department 
Planning 

See Mitigation 
Measures 4.7-
1(a-d) 
 
In conjunction 
with the 
submittal of the 
first tentative 
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Wheatland hop growers by a qualified 
historian shall be prepared for review 
and approval of the Community 
Development Department. The historical 
documentation shall include, but not be 
limited to, architectural structure 
recordation, historic photographs and 
other memorabilia including hop-specific 
machinery to be collected for 
preservation and displayed in a local 
museum exhibit. In addition, hop kilns 
shall be evaluated and considered for 
restoration and preservation. The 
historical documentation, evaluations, 
and any preservation-related 
recommendations shall be reviewed and 
approved by the Planning Commission 
and/or City Council in conjunction with 
the tentative map review. The 
recommendations shall be implemented 
by the project applicant(s).

Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

map application 
within the 
Wheatland Hop 
Farm area 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

4.7-8 Impacts to levees and 
dams. 

4.7-8(a) Implement Mitigation Measures 4.7-1(a-
d). 

 
 

4.7-8(b) In conjunction with the submittal of the 
first tentative map application within the 
Johnson Rancho and Hop Farm 
Annexation area, proof of recordation of 
the levees and dams shall be prepared by 
a qualified archaeologist. The historical 

See Mitigation 
Measures 4.7-
1(a-d) 
 
Planning 
Commission 
and/or City 
Council 

See Mitigation 
Measures 4.7-
1(a-d) 
 
In conjunction 
with the 
submittal of the 
first tentative 
map application  
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documentation and any preservation-
related recommendations shall be 
reviewed and approved by the Planning 
Commission and/or City Council in 
conjunction with the tentative map 
review. The recommendations shall be 
implemented by the project applicant(s). 

4.8 Geology and Soils 

4.8-1 Damage to foundations, 
pavement, and other 
structures from 
expansive soils. 

4.8-1(a) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area: 
“In conjunction with submission of 
Improvement Plans for any development 
application within the Johnson Rancho 
and Hop Farm Annexation area, a final 
design-level geotechnical report shall be 
prepared and submitted to the City for 
review and approval. The geotechnical 
consultant shall consider the 
recommendations made in the 
Preliminary Geotechnical Engineering 
Reports prepared by Wallace-Kuhl & 
Associates, Inc. (April 2004) and 
ENGEO, Inc. (April 2005) including, but 
not limited to, the recommendations 
regarding expansive soils. The 
recommendations in the design-level 
geotechnical report shall be incorporated 

City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to the 
approval of 
Improvement 
Plans  
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into the design of the infrastructure 
improvements.”  

 
Compliance with this condition shall be 
ensured by the City Engineer prior to the 
approval of Improvement Plans. 

 
4.8-1(b) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area: 

 
 

“Prior to issuance of building permits, 
the recommendations of the final 
geotechnical report shall be incorporated 
into the individual building designs for 
the review and approval of the City 
Building Official.” 

 
Compliance with this condition shall be 
ensured by the City Building Official 
prior to the issuance of building permits. 

 
 
 
 
 
 
 
City Building 
Official 

 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
application 

4.8-2 Impacts related to 
corrosive soils on-site. 

4.8-2 Implement Mitigation Measures 4.8-1(a) 
and (b). 

See Mitigation 
Measures 4.8-
1(a) and (b) 

See Mitigation 
Measures 4.8-
1(a) and (b) 

 

4.8-3 Loss of structural 
support due to 
liquefaction. 

4.8-3 Implement Mitigation Measures 4.8-1(a) 
and (b). 

See Mitigation 
Measures 4.8-
1(a) and (b) 

See Mitigation 
Measures 4.8-
1(a) and (b) 

 

4.8-5 Construction-related 4.8-5 The City shall include the following as a City Engineer Prior to the  
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increases in soil erosion.  
 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area: 

 
“In conjunction with submission of 
Improvement Plans for any development 
application within the Johnson Rancho 
and Hop Farm Annexation area, the 
project applicant shall prepare and 
submit an erosion control plan for the 
City Engineer’s review and approval. 
The erosion control plan shall be in 
compliance with the State Water 
Resources Control Board requirements 
established pursuant to the State General 
Construction Permit. The erosion control 
plan shall utilize standard construction 
practices to limit the erosion effects 
during construction. Measures could 
include, but are not limited to, the 
following: 

 
 Hydro-seeding; 
 Placement of erosion control 

measures within drainageways 
and ahead of drop inlets; 

 The temporary lining (during 
construction activities) of drop 
inlets with “filter fabric” (a 
specific type of geotextile fabric); 

approval of each 
tentative map 
application 
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 The placement of straw wattles 
along slope contours; 

 Directing subcontractors to a 
single designation “wash-out” 
location (as opposed to allowing 
them to wash-out in any location 
they desire); 

 The use of siltation fences; and 
 The use of sediment basins and 

dust palliatives. 
 

Compliance with this condition shall be 
ensured by the City Engineer prior to the 
approval of Improvement Plans. 

4.9 Hazards and Hazardous Materials 

4.9-1 Impacts from water 
supply wells. 

4.9-1(a) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Johnson’s Crossing and AKT 
Wheatland Ranch area, as well any 
development on the Dave Browne 
Property, Browne Cattle Company 
Property, or the Wheatland Parcels: 

 
“Prior to the issuance of a grading permit 
within 50 feet of a well, the applicant 
shall hire a licensed well contractor to 
obtain a well abandonment permit from 
Yuba County Environmental Health 
Department, and properly abandon the 

City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Prior to the 
approval of each 
tentative map 
application  
 
 
 
 
 
 
 
 
 
 
 

 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 53 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

on-site wells, pursuant to review and 
approval of the City Engineer and the 
Yuba County Environmental Health 
Department.” 

 
Compliance with this condition shall be 
ensured by the City Engineer prior to the 
issuance of grading permits. 

 
4.9-1(b) In conjunction with submittal of each 

zoning or tentative map application for 
any development within the Dave Browne 
Property, Browne Cattle Company 
Property, and Wheatland Parcels, a 
Phase I Environmental Site Assessment 
shall be prepared to determine if any on-
site structures contain hazards and to 
identify soil contamination, potential 
hazards related to nearby properties, and 
the location of wells, aboveground 
storage tanks, stored items and debris. 
The Phase I Environmental Site 
Assessment shall identify and include 
mitigation measures necessary to reduce 
significant hazardous and hazardous 
materials impacts. The Phase I 
Environmental Site Assessment’s 
recommendations and mitigation 
measures shall be implemented by the 
project applicant, and shall be reviewed 
and approved, and Planning Commission 

 
 
 
 
 
 
 
 
 
Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
In conjunction 
with submittal of 
each zoning or 
tentative map 
application  
 
 
 
 
 
 
 
 
 
 
 
 
 
  



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 54 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

and/or City Council prior to approval of 
each zoning or tentative map application. 

4.9-2 Impacts from facility 
storage tanks. 
 

AKT Wheatland Ranch 
 

4.9-2(a) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the AKT Wheatland Ranch area: 
 
“If the area of the ranch operations hub is 
redeveloped, prior to issuance of a 
grading permit, the aboveground and 
underground storage tanks shall be 
removed and properly abandoned, 
pursuant to review and approval of the 
City Engineer and the Yuba County 
Environmental Health Department.” 
 
Compliance with this condition shall be 
ensured by the City Engineer prior to the 
issuance of grading permits. 
 

Dave Browne, Browne Cattle Company, and 
Wheatland Parcels 
 
4.9-2(b) Implement Mitigation Measure 4.9-1(b). 

 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
See Mitigation 
Measure 4.9-1(b)

 
 
Prior to the 
approval of each 
tentative map 
application  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
See Mitigation 
Measure 4.9-1(b)

 

4.9-3 Impacts from debris and 
other on-site farm 
implements. 

Johnson’s Crossing 
 
4.9-3(a) The City shall include the following as a 

condition of approval on each tentative 

 
 
City Engineer 
 

 
 
Prior to the 
approval of each 
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map application for any development 
within the Johnson’s Crossing area: 

 
“If during removal of all on-site debris by 
the project contractor visual or olfactory 
evidence of potential soil contamination is 
observed, the project applicant shall 
contact Wallace Kuhl & Associates, Inc. 
(or other similarly qualified firm), the 
property owner, the City, and the Yuba 
County Environmental Health 
Department for further assessment. If 
these parties determine that the items are 
not hazardous, they shall be removed and 
discarded in accordance with local 
standards at the expense of the applicant. 
If these parties determine that subsurface 
hazardous substances are located on-site, 
these substances shall be removed and the 
soil remediated to the satisfaction of the 
City of Wheatland and the Yuba County 
Environmental Health Department, at the 
expense of the applicant.” 
 
Compliance with this condition shall be 
ensured by the City Engineer during site 
clearing. 
 

Dave Browne, Browne Cattle Company, and 
Wheatland Parcels 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

tentative map 
application  
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4.9-3(b) Implement Mitigation Measure 4.9-1(b).  
 
If the Phase I Environmental Site 
Assessment determines the presence of 
soil contamination under debris piles, the 
developer shall implement Mitigation 
Measure 4.9-3(a) to the satisfaction of the 
City of Wheatland and the Yuba County 
Environmental Health Department, at the 
expense of the applicant(s).

See Mitigation 
Measure 4.9-1(b) 
 
City of 
Wheatland 
 
Yuba County 
Environmental 
Health 
Department 

See Mitigation 
Measure 4.9-1(b)

4.9-4 Impacts from 
Polychlorinated 
Biphenyls (PCBs). 

Dave Browne, Browne Cattle Company, and 
Wheatland Parcels 
 
 
4.9-4 Implement Mitigation Measure 4.9-1(b). 
 

 If the Phase I Environmental Site 
Assessment determines the presence of 
PCB transformers, the transformers shall 
be disposed of subject to the regulations 
of the Toxic Substances Control Act 
(TSCA) under the authority of the Yuba 
County Environmental Health 
Department. 

 
 
 
 
See Mitigation 
Measure 4.9-1(b) 
 
Yuba County 
Environmental 
Health 
Department 

 
 
 
 
See Mitigation 
Measure 4.9-1(b)

 

4.9-5 Impacts from the 
presence of a septic 
system.  
 

Johnson Crossing and AKT Wheatland Ranch 
 

4.9-5(a) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Johnson Crossing and AKT 
Wheatland Ranch area: 

 
 
City Engineer  
 
Yuba County 
Environmental 
Health 

 
 
Prior to the 
approval of each 
tentative map 
application  
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“Prior to the issuance of grading permits 
within 50 feet of a septic tank, the 
applicant shall hire a qualified 
geotechnical engineer, and properly 
abandon the on-site septic systems, 
pursuant to review and approval of the 
City Engineer and the Yuba County 
Environmental Health Department.” 
 
Compliance with this condition shall be 
ensured by the City Engineer prior to the 
issuance of grading permits. 

 
Dave Browne, Browne Cattle Company, and 
Wheatland Parcels 
 
4.9-5(b) Implement Mitigation Measure 4.9-1(b). 
 

 If septic systems are located on-site, the 
applicant shall implement Mitigation 
Measure 4.9-5(a) to the satisfaction of the 
City of Wheatland and the Yuba County 
Environmental Health Department, at the 
expense of the applicant(s). 

Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
See Mitigation 
Measure 4.9-1(b) 
 
City of 
Wheatland 
 
Yuba County 
Environmental 
Health 
Department  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
See Mitigation 
Measure 4.9-1(b)

4.9-6 Impacts from existing 
on-site structures and 
exposure to asbestos 
and lead-based paint. 

4.9-6(a) The City shall include the following as a 
condition of approval on each tentative 
application for any development within the 
Johnson Crossing and AKT Wheatland 

City Engineer 
 
 
 

Prior to the 
approval of each 
tentative map 
application  
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 Ranch area: 
 

“Prior to issuance of a demolition permit 
by the City for any on-site structures, the 
project proponent shall provide a site 
assessment that determines whether any 
structures to be demolished contain lead-
based paint. If structures do not contain 
lead-based paint, further mitigation is not 
required. If lead-based paint is found, all 
loose and peeling paint shall be removed 
and disposed of by a licensed and certified 
lead paint removal contractor, in 
accordance with federal, State, and local 
regulations. The demolition contractor 
shall be informed that all paint on the 
buildings shall be considered as 
containing lead. The contractor shall take 
appropriate precautions to protect his/her 
workers, the surrounding community, and 
to dispose of construction waste 
containing lead paint in accordance with 
federal, State, and local regulations 
subject to approval of the City Engineer.” 

 
 And 
 
 “Prior to issuance of a demolition permit 

by the City for any on-site structures, the 
project proponent shall provide a site 
assessment that determines whether any 
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structures to be demolished contain 
asbestos. If structures do not contain 
asbestos, further mitigation is not 
required. If any structures contain 
asbestos, the application for the 
demolition permit shall prepare and 
implement an asbestos abatement plan 
consistent with federal, State, and local 
standards, subject to approval by the City 
Engineer.” 

 
 Compliance with these conditions shall be 

ensured by the City Engineer prior to the 
issuance of a demolition permit. 

  

4.9-7 Impacts from the 
presence of pesticide 
and/or herbicide 
residues in property site 
soils.  
 

Wheatland Hop Farm 
 

4.9-7(a) In conjunction with the submittal of each 
zoning or tentative map application for 
any development within the Wheatland 
Hop Farm area, a soil assessment shall be 
prepared with surficial soil samples to 
determine the presence of pesticides. If 
pesticide concentrations are higher than 
the allowable threshold are detected, the 
assessment shall include the appropriate 
mitigation including, but not limited to, 
soil remediation to an acceptable TTLC 
level per applicable State and federal 
regulations.  The soil assessment and 
recommended mitigation measures shall 
be reviewed and approved by the Planning 

 
 
Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
 
 

 
 
In conjunction 
with the 
submittal of each 
zoning or 
tentative map 
application  
 
 
 
 
 
 
 
 
 

 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 60 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

Commission and/or City Council in 
conjunction with the development review. 

 
Dave Browne, Browne Cattle Company, and 
Wheatland Parcels 

 
4.9-7(b) Implement Mitigation Measure 4.9-1(b). 
  
 The Phase I Environmental Site 

Assessment shall include surficial soil 
samples to determine the presence of 
pesticides. If pesticide concentrations are 
higher than the allowable threshold are 
detected, the assessment shall include the 
appropriate mitigation including, but not 
limited to, soil remediation to an 
acceptable TTLC level per applicable 
State and federal regulations, as 
identified in the Phase I Environmental 
Site Assessment. 

 
 
 
 
 
 
See Mitigation 
Measure 4.9-1(b)

 
 
 
 
 
 
See Mitigation 
Measure 4.9-1(b)

4.10 Hydrology and Water Quality 

4.10-1 Impact from project 
stormwater runoff. 

4.10-1(a) In conjunction with submittal of the first 
zoning or tentative map application for 
any development within the Johnson 
Rancho and Hop Farm Annexation area, 
the applicant shall submit a Master 
Drainage Plan for the Johnson Rancho 
and Hop Farm Annexation project area 
for review and approval of the City 
Engineer. The drainage study shall 

City Engineer 
 
Planning 
Commission 
and/or City 
Council 
 
 
 

In conjunction 
with submittal of 
the first zoning 
or tentative map 
application 
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incorporate recommendations set forth in 
the Johnson Rancho and Hop Farm 
Annexation Draft Master Drainage 
Study, dated July 2010. The Master 
Drainage Plan shall also incorporate a 
fee mechanism for the City to collect from 
future tentative map applications and 
reimburse for the preparation of the 
Master Drainage Plan. The Master 
Drainage Plan and fee mechanism shall 
be reviewed and approved by the 
Planning Commission and/or City 
Council in conjunction with the review of 
the zoning or tentative map application. 

4.10-1(b) In conjunction with submittal of the first 
zoning or tentative map application for 
any development within the Johnson 
Rancho and Hop Farm Annexation area, 
the applicant(s) shall submit a long-term 
maintenance and funding strategy for the 
necessary improvements for detention 
basin and POND R3 for the Johnson 
Rancho and Hop Farm Annexation 
project area. The maintenance and 
funding strategy shall include coverage 
of the City’s ongoing costs for 
maintenance and capital replacement, as 
well as regulatory compliance. The 
maintenance and funding strategy shall 
be reviewed and approved by the 
Planning Commission and/or City 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
In conjunction 
with submittal of 
the first zoning 
or tentative map 
application 
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Council in conjunction with the review of 
the zoning or tentative map application. 

 
4.10-1(c) In conjunction with submittal of each 

subsequent zoning or tentative map 
application for development within the 
Johnson Rancho and Hop Farm 
Annexation area, the applicant shall be 
required to submit a site-specific 
drainage plan. The site-specific drainage 
plan shall be reviewed to ensure 
consistency with the Master Drainage 
Plan. The site-specific drainage plan 
shall be reviewed and approved by the 
Planning Commission and/or City 
Council in conjunction with the review of 
the zoning or tentative map application. 

 
4.10-1(d) The City shall include the following as a 

condition of approval on each zoning or 
tentative map application for any 
development within the Johnson Rancho 
and Hop Farm Annexation area: 

 
“Prior to the issuance of building 
permits, the applicant shall pay fair-
share fees for the Master Drainage Plan 
as well as for the necessary 
improvements for detention basin and 
POND R3, for review and approval of the 
Community Development Department.” 

 
 
 
Planning 
Commission 
and/or City 
Council 
 
 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 

 
 
 
In conjunction 
with submittal of 
each subsequent 
zoning or 
tentative map 
application 
 
 
 
 
 
 
 
 
 
In conjunction 
with submittal of 
each subsequent 
zoning or 
tentative map 
application 
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Compliance with this condition shall be 
ensured by the Community Development 
Department prior to the issuance of 
building permits. 

4.10-2 Detention basin 
maintenance. 

4.10-2 In conjunction with the submittal of the 
first tentative map for any development 
within the Johnson Rancho and Hop 
Farm Annexation area, the applicant(s) 
shall submit a long-term maintenance and 
funding strategy for the drainage 
improvements. The strategy shall include, 
but not limited to, the following: 

 
 Dispersion of alluvial sediment 

deposition at inlet structures, thus 
limiting the extended localized 
ponding of water; 

 Periodic sediment removal; 
 Monitoring of the facility to 

ensure the site is completely and 
properly drained; 

 Outlet riser cleaning; 
 Vegetation management to 

prevent marsh vegetation from 
taking hold, and to limit habitat 
for disease-carrying fauna; 

 Removal of graffiti, grass 
trimmings, weeds, tree pruning, 
leaves, litter, and debris; 

 Preventative maintenance on 

Planning 
Commission 
and/or City 
Council  
 
 
 
  

In conjunction 
with the 
submittal of the 
first tentative 
map  
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monitoring equipment; 
 Vegetative stabilization of 

eroding banks and basal areas; 
 Animal and vector control; 
 Structural inspection; and 
 Funding plan for the above 

strategies. 
 

The long-term maintenance and funding 
strategy for the drainage improvements 
shall be reviewed and approved by the 
Planning Commission and/or City 
Council in conjunction with the tentative 
map review. 

4.10-3 Degradation of water 
quality. 

4.10-3 The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area:  

 
 “Prior to issuance of grading permits, the 

applicant(s) shall obtain a National 
Pollutant Discharge Elimination System 
(NPDES) Construction General Permit 
from the Regional Water Quality Control 
Board. The permit is required to control 
both construction and operation activities 
that may adversely affect water quality. 
The General Permit requires the 
applicant to file a Notice of Intent (NOI) 
with the SWRCB and prepare a 

City Engineer Prior to the 
approval of each 
tentative map 
application 
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Stormwater Pollution Prevention Plan 
(SWPPP) that describes the site, erosion 
and sediment controls using Best 
Management Practices (BMPs) and Best 
Available Technologies (BATs). The 
SWPPP shall also include means of waste 
disposal, implementation of approved 
local plans, control of post-construction 
sediment and erosion control. Typical 
BMPs that could be used during 
construction of the proposed projects 
include, but are not limited to temporary 
facilities such as straw wattles and 
sandbags. Temporary facilities will 
capture a majority of the siltation 
resulting from construction activities 
prior to discharging into existing natural 
channels. The construction contractor 
shall be required to monitor and maintain 
all BMPs during construction to ensure 
they function properly for review and 
approval of the City Engineer.” 

 
 Compliance with this condition shall be 

ensured by the City Engineer prior to the 
issuance of grading permits. 

4.10-5 Impacts related to 
regional flooding. 

4.10-5(a) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop Farm 
Annexation area: 

City Engineer 
 
 
 
 

Prior to the 
approval of each 
tentative map 
application  
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 “Prior to recording any Final Map, the 

applicant(s) shall prepare and submit a 
grading plan with hydraulic analysis that 
demonstrates that the developable area 
would no longer be in a special flood 
hazard area (as defined by the then-
applicable City Floodplain Management 
Ordinance [Wheatland Municipal Code 
chapter 15.12]) in accordance with the 
then-applicable City Floodplain 
Management Ordinance. The plan will be 
subject to review and approval by the City 
Engineer and the final map will not be 
approved until after the City Engineer has 
approved the plan.  

 
 Or 
  
 Prior to recording any Final Map, the 

applicant(s) shall show proof that all 
structures are designed to be at least two 
feet above the base flood elevation in 
accordance with the then-applicable City 
Floodplain Management Ordinance, for 
review and approval by the City 
Engineer.” 

 
 Compliance with this condition shall be 

ensured by the City Engineer prior to the 
recording of any Final Map. 
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4.10-5(b) Project development and subsequent 

project-related approvals shall comply 
with and be subject to the Central Valley 
Flood Protection Plan to be adopted by 
the State, pursuant to Government Code 
section 65302.9, the related implementing 
amendments to the Wheatland General 
Plan and zoning code, and the limitations 
of Government Code sections 65865.5, 
65962 and 66474.5. 

 

 
City Engineer 

 
Prior to the 
recording of any 
Final Map 

4.13 Public Services and Utilities 

4.13-1 Adequate water supply 
and delivery for new 
residents.   
 

Hop Farm and Johnson Rancho Properties 
 

4.13-1(a) In conjunction with the submittal of the 
first zoning or tentative map application 
for development within the Johnson 
Rancho and Hop Farm Annexation area, 
to ensure proper management of 
groundwater supply, the applicant(s) shall 
submit a long term groundwater 
monitoring plan for the project wells to 
ensure that the new concentration of 
urban supply wells is not causing 
groundwater depletion, nor adversely 
affecting the City’s water supply. The 
monitoring plan shall include an 
appropriate funding mechanism for the 
implementation of the plan. The 

 
 
Planning 
Commission 
and/or City 
Council  
 
 
 
 
 
 
 
 
 
 
 

 
 
In conjunction 
with the 
submittal of the 
first zoning or 
tentative map 
application  
 
 
 
 
 
 
 
 
 

 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 68 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

groundwater monitoring plan and funding 
mechanism shall be reviewed and 
approved by the Planning Commission 
and/or City Council prior to approval of 
the first zoning or tentative map 
application. 

 
4.13-1(b) In conjunction with the submittal of each 

zoning or tentative map application for 
any development within the Johnson 
Rancho and Hop Farm Annexation area, a 
Water Supply Verification (SB 221) shall 
be conducted to ensure that sufficient 
water supply needed for the project is 
available and can be provided by the City. 
The Water Supply Verification showing 
adequate supply for the Hop Farm portion 
of the project shall be reviewed and 
approved by the Planning Commission 
and/or City Council prior to approval of 
the each zoning or tentative map 
application. 
 

Hop Farm Property 
 

4.13-1(c) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Hop Farm area: 

 
 “Prior to issuance of building permits, the 

 
 
 
 
 
 
 
Planning 
Commission 
and/or City 
Council  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City Engineer 
 
 
 
 
 

 
 
 
 
 
 
 
In conjunction 
with the 
submittal of each 
zoning or 
tentative map 
application  
 
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
application  
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applicant(s) shall pay the City’s 
Development Water Impact Fees, as 
determined by the City Engineer and 
Department of Public Works.” 

 
 Compliance with this condition shall be 

ensured by the City Engineer prior to the 
issuance of building permits. 

 
 
 
Johnson Rancho Property 

 
4.13-1(d) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho area: 

 
 “Prior to issuance of building permits for 

any future development within the Johnson 
Rancho portion of the project, the City of 
Wheatland Public Facilities Financing 
Plan shall be updated to include the water 
supply and conveyance improvements, and 
their associated costs, needed to provide 
the water required by the Johnson Rancho 
portion of the proposed project. The 
project applicant(s) within the Johnson 
Rancho portion of the project site shall be 
required to pay the City’s updated Water 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
City Engineer 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
application 
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Impact Fees, as determined by the City 
Engineer and Department of Public 
Works.” 

 
Compliance with this condition shall be 
ensured by the City Engineer prior to the 
issuance of building permits. 

4.13-2 Adequate wastewater 
facilities for new 
residents. 
 

Johnson Rancho and Hop Farm Properties 
 

4.13-2(a) Should plans and a fee program for a new 
regional WWTP that includes the City of 
Wheatland be approved prior to submittal 
of the first zoning or tentative map 
application for any development within the 
Johnson Rancho and Hop Farm 
Annexation area, the project applicant(s) 
shall comply with the plans and fee 
program for the WWTP including, but not 
limited to, payment of any applicable fees. 
If plans for a new regional WWTP that 
includes the City of Wheatland have not 
been approved prior to submittal of the 
first zoning or tentative map application 
for any development within the Johnson 
Rancho and Hop Farm Annexation area, 
Mitigation Measures 4.13-2(b) through 
4.13-2(f) shall be implemented. 

 
4.13-2(b) The City shall not approve any tentative 

map for the proposed project until after 
the City has approved and implemented a 

 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City Engineer 
 
 

 
 
Prior to submittal 
of the first 
zoning or 
tentative map 
application 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Prior to approval 
of any tentative 
map application 
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WWTP construction plan and related 
financing plan. 

 
Hop Farm Property 

 
4.13-2(c) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Hop Farm area: 

 
 “Prior to issuance of building permits, the 

project applicant(s) shall be required to 
pay the City’s Wastewater Development 
Impact Fees, as determined by the City 
Engineer.” 

 
 Compliance with this condition shall be 

ensured by the City Engineer prior to the 
issuance of a building permit. 

 
4.13-2(d) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Hop Farm area: 

 
 “Prior to occupancy, adequate 

wastewater treatment and sewer collection 
system capacity shall exist to 
accommodate the project, as determined 
by the City Engineer.” 

 

 
 
 
 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
Prior to the 
approval of each 
tentative map 
application  
 
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
application  
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 Compliance with this condition shall be 
ensured by the City Engineer prior to the 
occupancy of any buildings. 

 
Johnson Rancho Property 
 
4.13-2(e) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho area: 

 
 
 “Prior to issuance of building permits for 

any future development within the Johnson 
Rancho portion of the project, the City of 
Wheatland Public Facilities Financing 
Plan shall be updated to include the sewer 
treatment and conveyance improvements, 
and their associated costs, needed to 
accommodate the 3.832 mgd ADWF sewer 
demand created by the Johnson Rancho 
portion of the proposed project. The 
project applicant(s) within the Johnson 
Rancho portion of the project site shall be 
required to pay the City’s updated 
Wastewater Development Impact Fees, as 
determined by the City Engineer.” 

 
 Compliance with this condition shall be 

ensured by the City Engineer prior to the 
issuance of building permits. 

 
 
 
 
 
 
City Engineer 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
Prior to the 
approval of each 
tentative map 
application  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 73 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

 
4.13-2(f) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho area: 

 “Prior to occupancy, adequate 
wastewater treatment and sewer collection 
system capacity shall exist to 
accommodate the project, as determined 
by the City Engineer.” 

 
 
 Compliance with this condition shall be 

ensured by the City Engineer prior to the 
occupancy of any buildings. 

 

 
City Engineer 
 
 

 
Prior to the 
approval of each 
tentative map 
application 

4.13-3 Need for additional 
waste disposal/recycling 
services. 
 

4.13-3 The City shall include the following as a 
condition of approval on each zoning or 
tentative map application for any 
development within the Johnson Rancho 
and Hop Farm Annexation area: 

 
 “Prior to the issuance of grading permits 

for the Johnson Rancho and Hop Farm 
Annexation project, the project 
applicant(s) shall submit a recycling plan 
for construction materials to the City for 
review and approval. The plan shall 
include that all materials that would be 
acceptable for disposal in the sanitary 
landfill be recycled/reused.  

Community 
Development 
Department  

Prior to the 
approval of each 
zoning or 
tentative map 
application 
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 Documentation of the material type, 

amount, where taken and receipts for 
verification and certification statements 
shall be included in the plan. The project 
applicant(s) shall cover all staff costs 
related to the review, monitoring and 
enforcement of this condition through the 
deposit account.” 

 
 Compliance with this condition shall be 

ensured by the Community Development 
Department prior to the issuance of 
grading permits. 

4.13-4 Adequate ratio of law 
enforcement personnel 
to residents.   
 

Hop Farm Property 
 

4.13-4(a) The City shall include the following as a 
condition of approval on each tentative 
map application for any development 
within the Hop Farm area: 

 
 “Prior to issuance of building permits, 

the applicant(s) shall be required to pay 
the City’s Police Development Impact 
Fees.” 

 
 Compliance with this condition shall be 

ensured by the Community Development 
Department prior to the issuance of 
building permits. 

 

 
 
Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
Prior to the 
approval of each 
tentative map 
application  
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Johnson Rancho Property 
 
4.13-4(b) The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho area: 

 
 “Prior to issuance of building permits for 

any future development within the 
Johnson Rancho portion of the project, 
the City of Wheatland Public Facilities 
Financing Plan shall be updated to 
include the law enforcement personnel 
and equipment, and their associated 
costs, needed to provide adequate service 
to the Johnson Rancho portion of the 
proposed project. The project 
applicant(s) within the Johnson Rancho 
portion of the project site shall be 
required to pay the City’s updated Police 
Development Impact Fees.” 

 
 Compliance with this condition shall be 

ensured by the Community Development 
Department prior to the issuance of 
building permits. 

 
 
Community 
Development 
Department 

 
 
Prior to the 
approval of each 
tentative map 
application 

4.13-5 Adequate fire protection 
services available to 
new residents. 

Hop Farm Property 
 
4.13-5(a) The City shall include the following as a 

condition of approval on each zoning or 
tentative map application for any 

 
 
Community 
Development 
Department 

 
 
Prior to the 
approval of each 
zoning or 
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development within the Hop Farm area: 
 
 “Prior to issuance of building permits, 

the applicant(s) shall be required to pay 
the City’s Fire Protection Development 
Impact Fees.” 

 
 Compliance with this condition shall be 

ensured by the Community Development 
Department prior to the issuance of 
building permits. 

 
4.13-5(b) The City shall include the following as a 

condition of approval on each zoning or 
tentative map application for any 
development within the Hop Farm area: 

 “Prior to approval of Improvement Plans 
for any subsequent development 
applications within the Hop Farm portion 
of the project site, the plans shall include 
fire sprinkler systems in all buildings per 
UFC and UBC standards, as determined 
by the WFA Fire Chief and City 
Engineer. In addition, the improvement 
plans shall demonstrate that minimum 
fire flows can be provided, as follows 
(unless otherwise approved by the WFA 
Fire Chief): 3,500 gpm for business and 
commercial areas and 1,000 gpm for all 
single family dwellings. Greater flows 
shall be required by the Fire Chief and/or 

 
 
 
 
 
 
 
 
 
 
 
 
City Engineer  
 
Fire Chief 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

tentative map 
application  
 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
zoning or 
tentative map 
application  
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Uniform Fire Code for multiple-family 
dwellings.” 

 
 Compliance with the condition shall be 

ensured by the City Engineer and Fire 
Chief prior to the approval of 
Improvement Plans. 

 
Johnson Rancho Property 
 
4.13-5(c) The City shall include the following as a 

condition of approval on each zoning or 
tentative map application for any 
development within the Johnson Rancho 
area: 

 
 “Prior to issuance of building permits for 

any future development within the 
Johnson Rancho portion of the project, 
the City of Wheatland Public Facilities 
Financing Plan shall be updated to 
include the fire protection personnel and 
equipment, and their associated costs, 
needed to provide adequate service to the 
Johnson Rancho portion of the proposed 
project, including but not limited to a 
new three-bay fire station. The project 
applicant(s) within the Johnson Rancho 
portion of the project site shall be 
required to pay the City’s updated Fire 
Protection Development Impact Fees.” 

 
 
 
 
 
 
 
 
 
 
Community 
Development 
Department 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
Prior to the 
approval of each 
zoning or 
tentative map 
application  
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 Compliance with this condition shall be 

ensured by the Community Development 
Department prior to the issuance of 
building permits. 

 
4.13-5(d) The City shall include the following as a 

condition of approval on each zoning or 
tentative map application for any 
development within the Johnson Rancho 
area: 

 
 “Prior to approval of Improvement Plans 

for any subsequent development 
applications within the Johnson Rancho 
portion of the project site, the plans shall 
include fire sprinkler systems in all 
buildings per UFC and UBC standards, 
as determined by the WFA Fire Chief and 
City Engineer. In addition, the 
improvement plans shall demonstrate 
that minimum fire flows can be provided, 
as follows (unless otherwise approved by 
the WFA Fire Chief): 3,500 gpm for 
business and commercial areas and 
1,000 gpm for all single family dwellings. 
Greater flows shall be required by the 
Fire Chief and/or Uniform Fire Code for 
multiple-family dwellings.” 

  
 Compliance with the condition shall be 

 
 
 
 
 
 
City Engineer 
 
Fire Chief 

 
 
 
 
 
 
Prior to the 
approval of each 
zoning or 
tentative map 
application 



Final EIR 
Johnson Rancho and Hop Farm Annexation 

July 2012 
 

Chapter 4 – Mitigation Monitoring and Reporting Program 
 

4 - 79 

MITIGATION MONITORING AND REPORTING PROGRAM  
JOHNSON RANCHO AND HOP FARM ANNEXATION 

Impact 
Number Impact Mitigation Measure 

Monitoring 
Agency 

Implementation 
Schedule Sign-off 

ensured by the City Engineer and Fire 
Chief prior to the approval of 
Improvement Plans.

4.13-6 Number of enrolled 
students exceeding 
capacity.   
 

Hop Farm and Johnson Rancho Properties 
 
4.13-6 The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area: 

 
 

 “The applicant(s) shall be required to 
pay all applicable school impact fees in 
effect at the time of building permit 
issuance.” 

 
 Compliance with the condition shall be 

ensured by the Community Development 
Department prior to the issuance of 
building permits. 

 
 
Community 
Development 
Department 

 
 
Prior to the 
approval of each 
tentative map 
application 

 

4.13-7 Adequate provision of 
parks and recreation 
space for new residents. 

4.13-7(a) In conjunction with the submittal of the 
first zoning or tentative map application 
for any development within the Johnson 
Rancho and Hop Farm Annexation area, 
the map shall indicate that a ratio of at 
least five acres of park for every 1,000 
residents is provided, for the review and 
approval of the Wheatland Community 
Development Director. 

 

Community 
Development 
Director 
 
 
 
 
 
 
 

In conjunction 
with the 
submittal of the 
first zoning or 
tentative map 
application 
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4.13-7(b) The project applicant for each 
subsequent zoning or tentative map 
application for any development within 
the Johnson Rancho and Hop Farm 
Annexation area, shall pay the 
appropriate in lieu park fee at the time of 
recording the Final Map, as determined 
by the Wheatland Community 
Development Director. 

Community 
Development 
Director 
 

In conjunction 
with the 
submittal of each 
subsequent 
zoning or 
tentative map 
application 

4.13-8 Increase in electricity 
and natural gas demand. 
 

Hop Farm and Johnson Rancho Properties 
 
 
4.13-8 The City shall include the following as a 

condition of approval on each tentative 
map application for any development 
within the Johnson Rancho and Hop 
Farm Annexation area: 

 
 “Prior to issuance of building permits, 

the applicant shall coordinate with 
PG&E and the City of Wheatland to 
determine the electrical and gas utilities 
and/or easements needed to serve the 
project. The Improvement Plans for the 
project(s) shall incorporate the necessary 
easements and improvements for the 
review and approval by the City 
Engineer. The applicant(s) shall be 
responsible for all costs associated with 
the identified improvements.” 

 

 
 
 
City Engineer 

 
 
 
Prior to the 
approval of each 
tentative map 
application 
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 Compliance with this condition shall be 
ensured by the City Engineer prior to the 
issuance of building permits. 
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