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Introduction:

As Lead Agency, Nevada County prepared an Environmental Impact Report (EIR) for the Higgins
Marketplace Project (referred to herein as the “approved project”). The Nevada County Board of
Supervisors certified the Higgins Marketplace Project Final Environmental Impact Report (referred to
herein as the “EIR”) (EIR04-001, State Clearinghouse No. 2005022022) and approved the Higgins
Marketplace project on August 18, 2009, which included the following:

1. Certification of a Final Environmental Impact Report (EIR04-001, State Clearinghouse No. 2005022022)
2. General Plan Amendment (GP-005) as modified, to re-designate the site from the Business Park land use
designation to Community Commercial (12.03-acres), Business Park (3.03 acres), Office Professional (0.77
acres), and Open Space (4.23-acres). 3. Rezone (Z04-012), as modified to rezone the site from BP-SC-SP
(Business Park — Scenic Corridor — Site Performance) to 12.03 acres of C2-SC-SP (Community
Commercial — Scenic Corridor — Site Performance), 3.03 acres of BP-SC-SP (Business Park — Scenic
Corridor — Site Performance), 0.78 acres of OP-SC-SP (Office Professional — Scenic Corridor — Site
Performance), and 4.23 acres of Open Space including Site Performance standards; 4. A Tentative Parcel
Map (PMO04-020) to subdivide the project site from one parcel into 7 parcels; 5. A Management Plan to
allow the reduction of the 100-foot setback from the onsite wetlands to 50 feet (plus an additional 20-foot
buffer); and 6. A Use Permit (U04-019) to allow the construction of a 75,710-square-foot shopping center
consisting of four buildings and associated parking.

The proposed changes to the approved project are referred to herein as the “proposed modified project.”
This Addendum has been prepared to determine whether the proposed modified project would result in new
or substantially more severe significant environmental impacts compared with the impacts disclosed in the
certified EIR.

Basis for an EIR Addendum:

An agency may prepare an Addendum to a prior EIR pursuant to California Environmental Quality Act
(CEQA) Guidelines Section 15164 that states, in pertinent part, that “The lead agency [...] shall prepare
an addendum to a previously certified EIR if some changes or additions are necessary but none of the
conditions described in Section 15162 calling for the preparation of a subsequent EIR have occurred.”
Section 15162 states that a subsequent EIR would be required if any of the following conditions exist: (1)
Substantial changes are proposed in the project which will require major revisions of the previous EIR or
negative declaration due to the involvement of new significant environmental effects or a substantial
increase in the severity of previously identified significant effects; (2) Substantial changes occur with
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respect to the circumstances under which the project is undertaken which will require major revisions of
the previous EIR or negative declaration due to the involvement of new significant environmental effects
or a substantial increase in the severity of previously identified significant effects; or (3) The availability
of new information of substantial importance, which was not known and could not have been known with
the exercise of reasonable diligence at the time the previous EIR was certified as complete or the negative
declaration was adopted, shows that the project will have one or more significant effects not discussed in
the previous EIR, significant effects previously examined will be substantially more severe than shown in
the previous EIR, or mitigation measures or alternatives that were previously found not to be feasible or
that are considerably different from those analyzed in the previous EIR would substantially reduce one or
more significant effects on the environment, but the project proponent declines to adopt the mitigation
measure or alternative. Based on the evaluation provided in this Addendum, no new significant impacts
would occur as a result of the proposed modified project, nor would there be any substantial increases in
the severity of any previously-identified adverse environmental impacts. In addition, no new information
of substantial importance shows that mitigation measures or alternatives that were previously found not to
be feasible or that are considerably different from those analyzed in the previous EIR would substantially
reduce one or more significant effects on the environment alternative. Therefore, none of the conditions
described in Section 15162 of the CEQA Guidelines has occurred. For this reason, an Addendum is the
appropriate document to comply with CEQA requirements.

Evaluation of Alternatives:

CEQA requires a comparative evaluation of a proposed project and alternatives to the project, including
the “No Project” alternative. The EIR addressed a reasonable range of alternatives for the project. There is
no new information indicating that an alternative that was previously rejected as infeasible is in fact
feasible, or that a considerably different alternative than those previously studied would substantially
reduce one or more significant effects on the environment.

Project Location and Surrounding Land Uses:

The subject project site is currently un-developed and is located within the existing Higgins Marketplace,
and contains an existing approximately 6,000-square-foot graded building pad, within an approximately
0.96-acre parcel, known as Parcel 3 of Parcel Map 04-020 (Higgins Market Place, 21 of Parcel Maps, Page
62), shown as Assessor Parcel Number 057-260-019. The overall Higgins Marketplace is comprised of
seven (7) parcels which total approximately 20.07 acres and contains Assessor Parcel Numbers: 057-260-
019 (0.96 acres), 057-260-0020 (1.95 acres) , 057-260-022 (4.23 acres), 057-260-024 (5.52 acres), 057-
260-023 (1.23 acres), 057-260-021 (.79 acres). In addition, the Higgins Marketplace contains a rights-of-
way parcel comprising Woodridge Drive and Higgins Road, consisting of Assessor Parcel Number 057-
260-025 and which is approximately 2.3 acres in size. The Higgins Marketplace is located on the east side
of Highway 49, in unincorporated southern Nevada County, near the Lake of the Pines community. The
project site is also located within the Lake of the Pines Village Center and is located within the boundaries
of the Higgins Area Plan.

To the immediate north, two parcels, that are developed with existing single-family residences and that are
zoned Community Commercial (C2) with Scenic Corridor (SC) and Site Performance (SP) Combining
Districts, border the project site. Further to the north, beyond the single-family residences is the Higgins
Center, which is an approximately 33,050-square-foot commercial shopping center complex immediately
south of Combie Road. South of the project site, is undeveloped and contains topography and vegetation
similar to that of the project site. An existing paved driveway, providing access to the two single-family
residences to the north, borders the project site’s western boundary. Located to the east of the project site
is Sierra Storage, a mini-storage facility that contains multiple buildings and undeveloped areas with dense
oak trees.
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Project Background:

The Higgins Marketplace Project as originally analyzed in the certified EIR consisted of the subdivision of
a 20.07-acre site into 10 parcels for commercial, light industrial, and office uses. On five of the parcels
(approximately 10.58 acres), the originally proposed project called for a 59,800 square- foot retail store
(expected to be a Bel-Air Market),! two retail buildings (one 13,200 square feet and one 6,500 square feet),
two 3,500 square-foot fast-food restaurant buildings, and 482 parking stalls. No development was proposed
on four other parcels (approximately 5.07 acres). It was anticipated, however, that these parcels could
accommodate 42,000 square feet of light industrial and office space. The last parcel (approximately 3.26
acres in size) was designated to retain the existing wetlands and to provide an approximately 25-foot setback
between the developed parcels and the onsite wetlands. As originally proposed, some tenants would require
drive-through’s, outside storage, outdoor display, outdoor vendor sales and/or outside seasonal sales. These
uses and structures were to be permitted and controlled through a set of design guidelines subject to County
approval and would be applicable to the entire shopping center. Signage would be governed by County sign
criteria. A free standing pylon sign was anticipated to be located on the eastern property boundary, visible
from State Route 49.

Subsequent to the release of the FEIR and after the Planning Commission hearing on the project held on
January 8, 2009, the applicant advised the County that it would work with County Staff to refine the Project
design concept described in the EIR in a manner that addressed the significant traffic impacts of the Project.
To that end, County Planning Staff met with the applicant to review and refine the Project design concept.
Following the January 8, 2009 Planning Commission hearing, the applicant submitted detailed plans for
what it referred to as the “Revised Project.” Prior to the May 28, 2009 Planning Commission hearing, the
applicant informed County staff that it was no longer seeking approval for the project as initially proposed
and described in the EIR, but rather is seeking approval of the Revised Project instead. The Planning
Commission considered the merits of the Revised Project at a public hearing held on May 28, 2009. On
August 18, 2009, the Board of Supervisors determined that the Revised Project was more desirable and was
environmentally superior to both the project initially proposed and the alternatives described in the EIR
(except for the “No Project” alternative, which is not feasible). Therefore, the Board of Supervisors
approved the General Plan Amendment (GP-005) as modified, to re-designate the site from the Business
Park land use designation to Community Commercial (12.03-acres), Business Park (3.03 acres), Office
Professional (0.77 acres), and Open Space (4.23-acres). The Board of Supervisors also approved the Rezone
(Z04-012), as modified to rezone the site from BP-SC-SP (Business Park — Scenic Corridor — Site
Performance) to 12.03 acres of C2-SC-SP (Community Commercial — Scenic Corridor — Site Performance),
3.03 acres of BP-SC-SP (Business Park — Scenic Corridor — Site Performance), 0.78 acres of OP-SC-SP
(Office Professional — Scenic Corridor — Site Performance), and 4.23 acres of Open Space including Site
Performance standards.

Between September 24, 2009 and November 12, 2009, the Nevada County Planning Commission
considered and ultimately approved a Use Permit, a Management Plan and a Tentative Parcel map for the
Higgins Marketplace project. That action resulted in two separate appeals to the Board of Supervisors, who
began considering the appeals at their regular meeting on January 26, 2010 and ultimately approving the
project as it was revised on April 13, 2010, which established the final project approval date. A legal

I The FEIR amended the Project description to reduce the anticipated Bel-Air Market from 59,800 square feet to
57,022 square feet. (FEIR, p. 4.0-1.)
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challenge was then filed, which challenged the adequacy of the Final EIR, which was resolved when the
Third Appellate District issued a Remittitur in the case on January 7, 2014.

The revised project as it was previously approved was similar to the originally proposed project except that
modifications had been made to further decrease potential environmental impacts associated with the
Project. The Revised Project achieved the goal of decreasing the Project’s potential environmental impacts
by increasing the wetland buffer parcel, reducing the overall size of the area to be developed, reducing the
total number of buildings proposed to be constructed from five to four, reducing the combined building
footprint of the Project, and prohibiting the development of drive-through restaurants. Specifically, the
Revised Project consisted of the subdivision of the 20.07-acre site into seven (7) parcels for commercial,
light industrial, and office uses. On four of the parcels (approximately 9.68 acres), the Revised Project
called for a 50,060 square-foot retail store (expected at the time to be a Bel-Air Market), two retail buildings
(one 11,400 square feet and one 8,250 square feet), one 6,000 square-foot sit-down restaurant, and 411
parking stalls. In total, the previously revised project included the development of 75,710 total square feet
of commercial building area; in comparison, the originally proposed project included 86,500 square feet
and the Redesign/Reduced Density Alternative included 80,000 square feet.

No development was proposed on two other parcels (approximately 3.80 acres). Under the previously
approved revised project, however, it was still anticipated that these parcels could accommodate 26,000
square feet of light industrial and office space. The last parcel (approximately 4.23 acres in size) was
designated to retain the existing wetlands and to provide an approximately 70-foot setback between the
developed parcels and the onsite wetlands as contained within the Management Plan component approved
for the project. No drive-through restaurants were included in the previously approved revised project, and
the Use Permit would prohibit the future development of drive-through restaurants within the Higgins
Marketplace. As with the originally proposed project, some tenants required outside storage, outdoor
signage display, outdoor vendor sales along with outdoor seasonal sales. These uses and structures were
permitted and controlled through the Use Permit process subject to County approval and are applicable to
the entire shopping center. Signage is governed through the Use Permit process and approval of a Master
Sign Criteria for the shopping center. A free standing pylon sign is still anticipated to be located on the
eastern property boundary, visible from State Route 49 and will be included in the Master Sign Criteria.

Modified Project Description:

The project as proposed is an application for a Development Permit (DVP21-1) to construct an
approximately 3,452-Square-Foot Quick Quack Drive-Through Car Wash, within the Higgins Marketplace
Shopping Center. The subject project site is currently un-developed and is located within the existing
Higgins Marketplace, and contains an existing approximately 6,000-square-foot graded building pad,
within an approximately 0.96-acre parcel, known as Parcel 3 of Parcel Map 04-020 (Higgins Market Place,
21 of Parcel Maps, Page 62). Development would include the construction of the proposed drive-through
car wash along with fourteen (14) self-service vacuum parking spaces, located under two detached
approximately 9-foot tall canopies with a combined size approximately 2,392 square feet. Further
development would include the construction of an approximately 238-square-foot QB Pay Station with an
approximately 442-square-foot, 9-foot tall covered Pay Station canopy which would located across the
proposed access driveway leading to the car wash tunnel. Associated development would include the
installation of six (6) off-street parking spaces for employee use, landscaping and a trash enclosure. Exterior
lighting would be downcast and shielded and would consist of five (5) parking lot pole lights at a height of
15 feet along with gooseneck style lights mounted on the exterior of the building along with lighting
mounted under the vacuum canopies. As proposed, all exterior lighting would be styled to match the
Higgins Marketplace Shopping Center. Signage for the proposed Quick Quack Car Wash would be
externally illuminated and would consist of wall signs located on the exterior of the building identifying
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Quick Quack Car Wash and additions to the Higgins Marketplace Pole Sign and Monument Signs,
identifying Quick Quack Car Wash.

Relationship to Other Projects:

This Addendum evaluates the potential for the proposed modified project to result in new or substantially
more severe significant impacts compared to the impacts disclosed in the Certified EIR. The environmental
analysis provided in this Addendum describes the information that was considered in evaluating the
questions contained in the Higgins Marketplace California Environmental Quality Act (CEQA) Checklist.
The information used in this evaluation includes the certified Higgins Marketplace EIR, proposed modified
project description, updated Technical Reports, revised Site Plan, revised project information, and site
visits.

The proposed modified project would incorporate and implement all appropriate Mitigation Measures
identified in the certified Higgins Marketplace EIR. Specific Mitigation Measures relevant to a particular
impact of the proposed modified project are cited in the same manner as in the EIR and the associated
Mitigation Monitoring and Reporting Program adopted in conjunction with the Higgins Marketplace project
approvals. Furthermore, this Addendum is a review of the previous EIR and identifies impacts that were
previously evaluated. As discussed throughout this Addendum, all impacts levels of significance have been
incorporated into this Addendum from the certified Higgins Marketplace EIR.

As discussed in the certified EIR, the previously approved project was determined to have no impact with
regard to the following impact thresholds, which are therefore not analyzed in this Addendum.

e Agricultural and Forestry resources

e Mineral resources

e Population and Housing

e Recreation

Adoption and Availability of Addendum:

In accordance with CEQA Guidelines Section 15164(c), an addendum to an EIR need not be circulated for
public review but can be included in or attached to the certified EIR. The decision-making body shall
consider the Addendum with the certified EIR prior to making a decision on the project (CEQA Guidelines
Section 15164(d). Although not required, this Addendum is being circulated for a 30-day public review
period as outlined in the Notice of Availability/Notice of Intent to Adopt.

Other Permits, Which May Be Necessary: Based on initial comments received, the following permits
may be required from the designated agencies:

Building and Grading Permits - Nevada County Building Department

County Road Encroachment Permit - Nevada County Public Works Department

Authority to Construct Permit / Permit to Operate — Northern Sierra Air Quality Management District
National Pollutant Discharge Elimination System (NPDES) Permit, Storm Water Construction General
Permit, Water Quality Certification or Waiver, under Sections 401 and 402 of the Clean Water Act —
Central Valley Regional Water Quality Control Board

el
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SUMMARY OF IMPACTS AND RECOMMENDED MITIGATION MEASURES AS CARRIED
OVER FROM THE CERTIFIED HIGGINS MARKETPLACE EIR (EIR04-001, STATE
CLEARINGHOUSE NO. 2005022022):

3. AIR QUALITY

Mitigation: To offset potentially adverse air quality impacts associated with the project activities, the
following mitigation measures shall be required:

Mitigation Measure 4.6.1a: Project proponent and all successors in interest shall include dust control

mitigation requirements in all construction contracts. All construction contracts will require the following:

e All construction activities would be subject to the requirements of the Northern Sierra AQMD’s
Regulation 2, Rule 226 regarding dust control.

e Alternatives to open burning of vegetative material on the project site shall be used unless deemed
infeasible by the Northern Sierra Air Quality Management District. Suitable alternatives are chipping,
mulching, or conversion to biomass fuel.

¢ Contractors shall be responsible for ensuring that adequate dust control measures are implemented in a
timely manner during all phases of project development and construction.

o All material excavated, stockpiled, or graded shall be sufficiently watered, treated, or covered to prevent
fugitive dust from leaving the property boundaries and causing a public nuisance or violation of an
ambient air standard. Watering should occur at least twice daily, with complete site coverage,
preferably in the mid-morning and after work is completed each day.

e All areas (including unpaved roads) with vehicle traffic shall be watered or have a dust palliative
applied as necessary for stabilization of dust emissions.

o All on-site vehicle traffic shall be limited to a speed of 15 mph on unpaved roads.

e All land clearing, grading, earth moving or excavation activities shall be suspended as necessary to
prevent excessive windblown dust when winds are expected to exceed 20 mph.

e Temporary traffic control will be provided during all phases of the construction to improve traffic flow
as deemed appropriate by local transportation agencies and/or Caltrans.

Construction activities should be scheduled to direct traffic flow to off-peak hours as much as possible.

e All inactive portions of the construction site shall be covered, seeded, or watered until a suitable cover
is established.  Alternatively, apply non-toxic soil stabilizers (according to manufacturer’s
specifications) to all inactive construction areas (previously graded areas which remain inactive for 96
hours) in accordance with County standards. Acceptable materials that may be used for chemical soil
stabilization include petroleum resins, asphaltic emulsions, acrylics, and adhesives, which do not
violate Regional Water Quality Control Board or California Air Resources Board standards.

o  Wheel washers will be installed where project vehicles and/or equipment enter and/or exit onto paved
streets from unpaved roads. Vehicles and/or equipment will be washed prior to each trip, as necessary
to prevent visible dust emissions from adhering dirt or deposition on roadways.

e All material transported off-site shall be either sufficiently watered or securely covered to prevent
public nuisance.

e Re-establish ground cover on the site through seeding and watering in accordance with the local grading
ordinance.

e Properly maintain all mobile and stationary equipment.

Timing: Prior to the issuance of grading permits

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department; Department of Public Works; and the

Northern Sierra Air Quality Management District.
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Mitigation Measure 4.6.5a: The project developer and all successors in interest shall incorporate to the

extent practical and feasible the following energy-efficiency/area source features into the design of the

project:

o Install EPA Energy Star (high reflectance) roofing materials to reduce building heat absorption and
summer energy costs.

¢ Plant shade trees in parking lots at 10 percent or more in excess of that already required by ordinance.
Landscape with native drought-resistant species (plants, trees and bushes) to reduce the demand for
gas powered landscape maintenance equipment.

e Incorporate passive solar space heating designs and solar water heaters into commercial units.
Install low nitrogen oxide (NOx) energy-efficient heating and other appliances, such as water heaters,
cooking equipment, refrigerators, furnaces and boiler units

Timing: As a condition of project approval.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.

Mitigation Measure 4.6.5b: The project developer and all successors in interest shall incorporate the

following features into the design of the project to reduce vehicle trip generation:

e Provide direct, safe, attractive pedestrian access from project land uses to the Higgins Center to the
north at the corner of SR 49 and Combie Road.

e Provide secure and conveniently located bicycle parking.

e Specialty equipment (utility carts, forklifts, etc.) should be electrically, CNG or propane powered.

Timing: As a condition of project approval.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.

4. BIOLOGICAL RESOURCES

Mitigation: To offset potentially adverse biological impacts associated with the project activities, the
following mitigation measures shall be required:

Mitigation Measure 4.9.1a: If proposed grading, site preparation, or construction activities are planned to
occur during the nesting seasons for local avian species (typically March 1 through August 31%), the project
applicant shall retain a qualified biologist approved by Nevada County to conduct a focused survey for
active nests of raptors and migratory birds within and in the vicinity of (no less than 100-feet outside project
boundaries, where possible) the project area no more than 30 days prior to initial ground disturbance and
before construction resumes if a gap of inactivity occurs for a duration of 30 days or more. If an active nest
is located during preconstruction surveys, USFWS and/or DFG (as appropriate) shall be notified regarding
the status of the nest. Furthermore, construction activities shall be restricted, as necessary, to avoid
disturbance of the nest until it is abandoned or the biologist deems disturbance potential to be minimal.
Restrictions may include establishment of exclusion zones (no ingress of personnel or equipment at a
minimum radius of 100-feet around the nest) or alteration of the construction schedule. No action is
necessary if construction will occur during the nonbreeding season (generally September 1% through
February 28™).

Timing: Prior to issuance of permits and during construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.
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5. CULTURAL RESOURCES

Mitigation: To offset potentially adverse biological impacts associated with the project activities, the
following mitigation measures shall be required:

Mitigation Measure 4.10.1a: If any prehistoric or historic artifacts, or other indications of archaeological
resources are found during site grading or once project construction is underway, all work in the immediate
vicinity must stop and the County shall be immediately notified. An archaeologist meeting the Secretary
of Interior’s Professional Qualifications Standards in prehistoric or historical archaeology, as appropriate,
shall be retained to evaluate the finds and recommend appropriate mitigation measures for the inadvertently
discovered cultural resources. The County and the project applicant will consider the recommendations of
the qualified archaeologist. The County and the project applicant shall consult and agree upon
implementation of a measure or measures that the County and the project applicant deem feasible and
appropriate. Such measures may include avoidance, preservation in place, excavation, documentation,
curation, data recovery, or other appropriate measures.

Timing: As a condition of project approval, and implemented during grading and construction activities.
Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department

Mitigation Measure 4.10.1b: If human remains are discovered, all work must stop in the immediate
vicinity of the find, and the County Coroner must be notified, according to Section 7050.5 of California’s
Health and Safety Code. If the remains are determined to be Native American, the coroner will notify the
Native American Heritage Commission, and the procedures outlined in CEQA Section 15064.5(d) and (e)
shall be followed.

Timing: As a condition of project approval, and implemented during construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.

Mitigation Measure 4.10.2: If any paleontological resources (i.e., fossils) are found once project
construction is underway, all work in the immediate vicinity must stop and the County shall be immediately
notified. A qualified paleontologist shall be retained to evaluate the finds and recommend appropriate
mitigation measures for the inadvertently discovered paleontological resources. The County and the project
applicant will consider the recommendations of the qualified paleontologist. The County and the project
applicant shall consult and agree upon implementation of a measure or measures that the County and the
project applicant deem feasible and appropriate. Such measures may include avoidance, preservation in
place, excavation, documentation, curation, or other appropriate measures.

Timing: As a condition of project approval, and implemented during construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.

7. GEOLOGY /SOILS

Mitigation: To mitigate potentially adverse soils or erosion impacts from project grading and construction,
the following mitigation measures in addition to Mitigation Measure 5A shall be required:

Mitigation Measure 4.8.1a: The project applicant shall submit an erosion control plan to the County for
approval pursuant to the Nevada County Land Use and Development Code Zoning Regulations. The
County shall review the erosion control plan prior to the issuance of the grading permit. Erosion control
measures will include techniques such as physical and vegetative stabilization measures and runoff
diversion measures. Additionally the plan will specify measures for reuse or disposal of excavated
materials. If excavated material is suitable for the use of the project site, the plan shall minimize the elapsed
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time between excavation and reuse and provide adequate stockpile coverage and protection from wind and
water erosion during the entire storage period. If excavated material is unsuitable for reuse at the project
site, the plan will include specific information regarding the eventual reuse or disposal site, transportation
methods, disposal reuse management, and schedule. The erosion control plan will be in conformance with
County standards and standards of the Nevada County Resource Conservation District. The County and
the Central Valley Regional Water Quality Control Board shall be the monitoring agencies.

Timing: Prior to issuance of grading permits.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Department of Public Works and Central Valley Regional Water
Quality Control Board.

Mitigation Measure 4.8.1b: The Developer shall submit the Erosion and Sediment Control Plan prepared
by a licensed engineer as a part of the permit application information to the Corps of Engineers pursuant to
compliance with MM 4.8.1a to ensure that full disclosure of the potential magnitude of impacts to wetlands
are considered. The permit application information submitted to the Corps of Engineers shall also be
submitted for review of the County Planning Department.

Timing: Prior to issuance of the Grading Permit.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning and Department of Public Works.

Mitigation Measure 4.8.1¢: No single structure shall be supported partially upon hard rock and partially
upon softer natural soils or engineered fill materials. Deepening of the foundation excavations shall be
required to expose the recommended bearing materials, as determined by a qualified engineer. The
proposed structures shall be supported upon continuous and/or isolated spread foundations extending at
least 18 inches below building pad subgrade. Lowest adjacent soil grade shall be measured from the surface
on which the capillary break gravel is placed or exterior compacted soil grade, whichever is lower. A
minimum width of 12 inches shall be maintained for continuous foundations and a minimum plan
dimension of 24 inches shall be maintained for isolated spread foundations. A continuous, reinforced
foundation shall be utilized for the perimeter of the structure to act as a cut-off wall to help minimize
infiltration beneath structures.

Timing: Prior to commencement of construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Department of Public Works.

Mitigation Measure 4.8.1d: The following measures shall be followed for the clearing and preparation of
the project site:

e Construction areas designated to receive fill, remain at-grade or achieved by excavation should be
scarified to a depth of at least 12 inches, moisture conditioned to at least the optimum moisture content
and uniformly compacted to at least 90 percent of the ASTM D1557 maximum dry density.
Scarification operations shall extend at least five feet beyond the perimeter building foundations and
pavements, where possible.

o Building pads constructed partially by cut and partially by fill that exceed five feet in thickness, and fill
differentials that exceed five feet shall be avoided where possible. If clay soils are encountered during
earthwork, they shall be thoroughly mixed with on-site granular soils during fill placement and not used
as fill within the upper two feet of building pads or those subgrades supporting exterior flatwork. Clay
soils shall not be placed in keyways or in fills constructed on sloping ground.
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Rocky materials shall be thoroughly moisture conditioned to at least the optimum moisture content and
uniformly compacted by three complete passes with a heavy, self-propelled sheepsfoot compacter to
the satisfaction of an on-site, qualified engineer.

Compaction of subgrades must be performed in the presence of a qualified engineer.

Timing: Prior to commencement of construction activities.
Reporting: Agency approval of grading or improvement permits.
Responsible Agency: Nevada County Building Department.

Mitigation Measure 4.8.1e: The applicant shall observe the following measures for the placement of fill
on the project site:

Rocky materials shall be placed in horizontal lifts about 12 inches in compacted thickness. The
materials shall be uniformly and thoroughly moisture conditioned to the full depth of each lift.
Compaction of the rocky fill materials shall be achieved by at least three successive passes with a
Caterpillar 825 compactor.

Engineered fill composed of native soils or imported materials shall be placed in horizontal lifts not
exceeding six inches in compacted thickness with each layer uniformly moisture conditioned to at least
the optimum moisture content and compacted to at least 90 percent of the maximum dry density.

Engineered fill to be placed on existing slopes that are steeper than six horizontal to one vertical (6:1)
should begin with a level bench constructed at the toe of the fill with benching done progressively up
the slope at vertical increments not exceeding two feet. On slopes steeper than four horizontal to one
vertical (4:1), a key should be constructed at the toe of the fill with the toe key at least 15 feet wide,
centered along the toe of the fill slope, and excavated to a depth of at least two feet (measured from the
down-slope side) into dense materials.

The upper 12 inches of final building pad subgrades shall be moisture conditioned to at least the
optimum moisture content and uniformly compacted to at least 90 percent relative compaction, or at
least three complete passes with a heavy, self-propelled, sheepsfoot compaction regardless of whether
final grade is achieved by excavation, filling, or left at existing grade.

The upper six inches of pavement subgrade should be moisture conditioned to at least the optimum
moisture content and uniformly compacted to not less than 95 percent relative compaction, or at least
five complete passes with a heavy, self-propelled, sheepsfoot compactor, regardless of whether final
grade is achieved by excavation, filling or left at existing grade.

Final pavement subgrade processing and compaction should be performed after completion of
underground utilities and just prior to aggregate base placement.

Permanent excavation and fill slopes should be constructed no steeper than two horizontal to one
vertical (2:1) and shall e vegetated as soon as practical following grading to minimize erosion.

Backfill shall be mechanically compacted in thin lifts to at least 90 percent of the maximum dry density
as determined by ASTM D1557. The upper 12 inches of utility trench backfill in pavement areas should
be compacted to at least 95% of the maximum dry density. Ultility trench backfill materials should
consist of on-site granular soils or approved granular import material. NOTE: Rock over six inches in
diameter should not be used as trench backfill material AND rock over three inches in diameter should
not be used as initial backfill to avoid impact damage to utility lines.
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e A County approved engineer shall be present during site preparation and all grading operations.
Timing: Prior to commencement of construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Building Department.

Mitigation Measure 4.8.1f: The ground adjacent to all structures must be sloped away from the structure
at a gradient no less than two percent (2%) for a distance of at least five (5) feet, where possible. Roof
drains shall discharge onto paved surfaces leading away from the structural foundations or connected to
non-perforated rigid piping directed to an appropriate drainage point away from the structures. Ponding of
surface water shall be avoided near foundations.

Timing: Prior to commencement of construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Building Department

Mitigation Measure 4.8.1g: During construction activities, the project applicant shall employ the
following mitigation measures:

e Expansive soils can be excavated and replaced with non-expansive materials. The required depth of
excavation shall be specified by a registered geotechnical engineer based on actual soil conditions;

e Expansive soils may be treated in place by mixing them with lime. Lime-treatment alters the chemical
composition of the expansive clay materials such that the soil becomes non-expansive; or,

e Implement other engineering practices for mitigation of expansive soil conditions considered
appropriate by the Nevada County Department of Public Works.

Timing: Prior to commencing building construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: The Nevada County Department of Public Works.

Mitigation Measure 4.8.2: All project related utilities and infrastructure facilities shall be designed and
constructed consistent with the seismic standards of the Uniform Building Code for Zone 3.

Timing: Prior to commencing construction activities.

Reporting: Agency approval of grading or improvement permits.

Enforcement/Monitoring: Nevada County Department of Public Works.

Mitigation Measure 4.8.3: The project applicant shall consult a corrosion engineer to further define the
soil corrosion potential at the project site, or to determine the need or design parameters for cathodic
protection or grounding systems.

Timing: Prior to commencing construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Department of Public Works.

9. HAZARDS/HAZARDOUS MATERIALS

Mitigation: To mitigate potential impacts related to the release of potentially hazards materials the
following mitigation measure shall apply:

Mitigation Measure 4.3.2a: Project grading and construction permits shall designate staging areas where
fueling, oil-changing and maintenance activities are permitted. No fueling and oil-changing activities shall be
allowed outside the designated staging areas. The staging areas, as much as practicable, shall be located on
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level terrain. Staging areas shall not be located within 200 feet of any stream channels or wetlands. The
proposed staging areas shall be identified in the Storm Water Pollution Prevention Plan (SWPPP), which shall
be reviewed and approved by the Regional Water Quality Control Board as part of the NPDES permit process.
Timing: Prior to issuance of grading permits.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Community Development Agency, Planning Department.

10. HYDROLOGY / WATER QUALITY

Mitigation: To mitigate potential impacts related to alterations of drainage features and storm water quality
from construction and operation activities, the following mitigation measures shall apply:

Mitigation Measure 4.7.1a: Prior to the issuance of grading permits, the project applicant shall prepare a
spill prevention and countermeasure plan describing measures to ensure proper collection and disposal of
all pollutants handled or produced on the site during construction, including sanitary wastes, cement, and
petroleum products. The plan shall be submitted to the County for approval and incorporation into the
SWPPP. All construction contractors shall comply with the spill prevention and countermeasure plan.
Timing: Prior to issuance of grading permits.

Reporting: Approval of grading or improvements permits

Responsible Agency: Nevada County Department of Public Works and CVRWQCB

Mitigation Measure 4.7.1c: The project applicant shall develop and submit an erosion control plan, per
Higgins Area Plan Policy 6, to manage site erosion during construction of the project. The developer shall
be required to incorporate BMPs to provide for the removal and control of sediments and pollutants in site
runoff to acceptable levels prior to discharge into downstream facilities.

Timing: Prior to issuance of grading permits and improvement plans.

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works and CVRWQCB

Mitigation Measure 4.7.2: Prior to the approval of improvement plans for each commercial center and for

future light industrial and office uses, the applicable project applicant shall submit a water quality control

program to the County. This program will specify the design of planned water quality facilities in the
project’s drainage system and will include the following items:

e All storm drain inlets and oil separators will be routinely cleaned and maintained during the dry months
of July through September. The program will also establish maintenance responsibility, funding and
schedules for servicing the drainage system.

e Storm drain inlets will also be labeled No Dumping — Drains to Streams.

Energy dissipaters will be incorporated into drainage outlets into Ragsdale Creek.

o Sediment basins will include appropriate vegetation to naturally filter the drainage flows.

The water quality control program may be incorporated into the final Wetland/Riparian Enhancement
Plan and Flood Control Plan for Ragsdale Creek and will require County approval.

Timing: Prior to the approval of improvement plans

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works and CYRWQCB.

Mitigation Measure 4.7.4: The project applicant shall prepare a detailed drainage report consistent with

County standards for submittal with the improvements plans. The drainage report shall include the

following:

e An accurate calculation of the existing runoff coefficient conditions and anticipated flow conditions
as a result of buildout of the Ragsdale Creek drainage basin.
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e A detailed analysis of the effects that the project will have on peak flow conditions at the State Route
49 culvert and other downstream facilities. No net increase to 100-year storm event peak year
discharged may be realized within the State’s highway right of way and/or Caltrans drainage facilities
as a result of the project. The analysis associated with the State Route 49 culvert shall be submitted to
Caltrans for their review and concurrence.

e Ifincreased drainage flows of the project are anticipated to contribute to drainage capacity deficiencies
for downstream facilities during peak flow conditions, the project shall include onsite detention
facilities adequate to mitigate project increases to peak flow conditions.

e Proof that the drainage report was prepared by a registered Civil Engineer.

Timing: Prior to the approval of improvement plans

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works

Mitigation Measure 4.7.5a: Prior to site grading, a detailed set of improvement plans with drainage design
will be developed that analyzes the flow of drainage before and after grading.

Timing: Prior to issuance of grading permit

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works

Mitigation Measure 4.7.5b: Detention and conveyance facilities shall be designed to ensure that drainage
flows are not discharged from the site in quantities or at velocities above those conditions that exist prior
to grading.

Timing: Prior to approval of improvement plans.

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works and CVRWQCB.

13. NOISE

Mitigation Measures: To reduce potentially significant impacts associated with construction noise, the
following mitigation measure shall be noted on improvement plans:

Mitigation Measures 4.5.1: The project applicant and all successors in interest shall ensure that
construction activities adhere to the following measures with respect to hours of operation, muffling of
internal combustion engines, and other factors that affect construction noise generation and its effects on
noise-sensitive land uses:

e Restrict construction activities to between the hours of 7:00 a.m. and 6:00 p.m. Monday through Friday.
Restrict construction activities between the hours of 8:00 a.m. and 5:00 p.m. on Saturdays. No
construction activities shall occur on Sundays.

e All equipment shall be fitted with factory-equipped mufflers, and shall be in good working order.

e Locate all staging areas for equipment as far as possible from residential areas.

Timing: Prior to approval of improvement plans.

Reporting: The requirements shall be reflected on all grading and improvement plans and shall be placed
in all construction contracts for individual contractors throughout the grading and construction process.
Responsible Agency: Nevada County Community Development Agency, Planning Department
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17. TRANSPORTATION

Mitigation Measures: To reduce potentially significant impacts associated with traffic, the following
mitigation measure shall be required and noted on improvement plans:

Mitigation Measure 4.4.1d: Access to and from northbound SR 49 at Woodridge Drive shall be limited to
right-in/right-out turn movements. Left turns from Woodridge Drive to southbound SR 49 shall not be
allowed. Left turns onto Woodridge Drive from southbound SR 49 shall be allowed.

Timing: Prior to issuance of occupancy permit.

Reporting: Agency approval of permits or plans.

Responsible Agency: Nevada County Department of Public Works.

18. TRIBAL CULTURAL RESOURCES

Mitigation: See Mitigation Measures 4.10.1a and 4.10.1b within Section 5 above

19. UTILITIES / SERVICE SYSTEMS

Mitigation: To offset potentially adverse impacts related to Utilities / Service Systems, the following
mitigation measure is recommended:

Mitigation Measure 4.11.4.2: Prior to approval of improvement plans for each building, the project
applicant shall provide the County with an approved set of improvement plans accepted by NID, which
shall include:

e Quantification of anticipated water usage by parcel.

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

e Appropriate pipe sizing to accommodate minimum fire flow water pressures (as determined by
California Department of Forestry and Fire Protection, NID and the Higgins Fire Protection District.)

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

e Provisions for easement, rights-of-way, and in-fee land to NID for water facilities.
Timing: Prior to improvement plan approval.

Reporting: Agency approval of grading or improvement plans.

Responsible Agency: Nevada County Planning Department and NID.

Mitigation Measure 4.11.6.1: Prior to issuance of occupancy permits the applicant will complete the
following mitigation measures:

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

2) All businesses will participate in the recycling program offered through the County’s franchised waste

collection company. Businesses will recycle all items available through the company’s program, or an
equivalent method, which ensures that the waste is diverted away from landfill disposal.
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3) Any green waste material generated at the project area such as lawn trimmings, shrubbery, and tree
trimmings shall be diverted away from disposal through the County’s franchised waste collection
company’s green waste collection program, or an equivalent method which ensures that the waste is
diverted away from landfill disposal.

4) Adequate space for waste and recycling containers will be constructed at the complex to ensure ease of
collection by the County’s franchised waste collection company. The units housing the containers shall
be constructed to allow sufficient space for the quantity of containers needed to ensure that the waste
and recyclables can be collected in an efficient manner. Waste Management will be consulted to ensure
that sufficient space is for recycling and trash containers.

Timing: Prior to the issuance of occupancy permits for commercial and retail establishments.

Reporting: Agency approval of grading or improvement plans.

Responsible Agency: Nevada County Department of Public Works

20. WILDFIRE

Mitigation: To offset potentially adverse impacts related to Wildfire, the following mitigation measures
are recommended:

Mitigation Measure 4.11.1.2a: During construction of the proposed project and off-site improvements
(roadway extension and pipeline infrastructure improvements), the project applicant shall perform the
following tasks.

o All on-site flammable vegetation and fuels shall be legally disposed of or removed. Vegetation
clearance around structures shall meet the minimum requirements of Public Resources Code 4291.
Firebreaks shall be maintained by removing and clearing away all existing brush, flammable vegetation
or combustible growth within 100 feet of structures.

e Temporary provisions for emergency access and fuel modification zones shall be provided. The project
applicant shall prepare a temporary fire protection plan that will provide temporary emergency access
and fuel modification zones for development.

e Any grass or other vegetation planted along cut/fill areas (i.e., roadways for erosion control purposes
shall be low growing grasses and shall be on the Nevada County approved plant list. Tall grasses can
subject the development to an increase in fire danger.

Timing: Prior to and during construction activities.

Reporting: Agency approval of permits or plans.

Responsible Agency: Higgins Fire District and the Nevada County Fire Marshal.

Mitigation Measure 4.11.1.2b: The project applicant shall submit the improvement plans for the site to
the Nevada County Fire Marshal and the Higgins Fire District for review and approval.

e Designation of a fuel modification zone or greenbelt established along the perimeter of the project site.
Perimeter fuel breaks will be a minimum of 30 feet (typically ranging between 30 and 100 feet) as
required by the Nevada County Fire Marshal. The developer, with the assistance of CFD and HFD,
will determine the specific dimensions of each fuel modification zone located along the project
perimeter based on the location, topography, access points, vegetation, degree of exposure, local
weather conditions, and design and construction of structures.

e Designation of a 10-foot wide fuel modification zone established and maintained along each side of
Woodridge Court.
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e Project emergency access shall be designed to meet District, County, and State standards. Nevada
County requires a 20-foot road right-of-way for local streets, with 18 feet of paving, a 10-foot fuel
modification zone on either side of the road.

Timing: Prior to approval of the improvement plans.

Reporting: Agency approval of permits or plans.

Responsible Agency: Higgins Fire District and the Nevada County Fire Marshal.

Mitigation Measure 4.11.1.2¢: The project applicant shall submit a Vegetative Fuel Management Plan to
the Nevada County Fire Marshal and the Higgins Fire District. The plan shall contain information about
fuel modification zones/fuel breaks, canopy spacing, roads, and types of plants to be used in landscaping
and erosion control. Fuel management shall occur outside of aquatic and riparian woodland areas and
wetland areas as shown in Figure 3.0-3. The Plan shall include:

e Requirements that fire resistant landscaping is used in the fuel modification zones for project accesses.

e Provisions and funding for maintenance of fuel modification zones by the project applicant.

e No trees that will grow over 20 feet in height will be planted or allowed to grow within 20 feet of any
high voltage power line.

Timing: Prior to approval of the improvement plans.

Reporting: Agency approval of permits or plans.
Responsible Agency: Higgins Fire District and Nevada County Fire Marshal.
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ENVIRONMENTAL ANALYSIS
Introduction

This Addendum evaluates the potential for the proposed modified project to result in new or substantially
more severe significant impacts compared to the impacts disclosed in the certified EIR. The environmental
analysis provided in this section describes the information that was considered in evaluating the questions
contained in the Nevada County California Environmental Quality Act (CEQA) Checklist. The information
used in this evaluation includes the certified Higgins Marketplace EIR, the proposed modified project
description, updated Technical Reports, revised Site Plan, revised Tentative Final Map, revised
Comprehensive Master Plan, revised project information, and site visits.

The proposed modified project would incorporate and implement all mitigation measures identified in the
certified Higgins Marketplace EIR. Specific mitigation measures relevant to a particular impact of the
proposed modified project are cited in the same manner as in the EIR and the associated Mitigation Measure
Monitoring Program adopted in conjunction with the Higgins Marketplace project approvals.

1. AESTHETICS

Existing Setting: Aesthetic values in Nevada County include the extraordinary scenic quality of its natural
resources as well as the aggregate appearance of structures in the built environment. Protection of scenic
values relies on land use strategies that include the establishment of open space, forest lands, conservation
areas and agriculture zoning. General Plan Policy calls for promoting and providing for aesthetic design in
new development, which reflects existing character.

The visual setting of the proposed modified project and its surrounding area is the same subject project site
as evaluated in the certified EIR with the existing Higgins Marketplace. The project site is currently un-
developed and contains an existing approximately 6,000-square-foot graded building pad, which was
previously approved to be developed with a 6,000-square-foot sit-down restaurant within an approximately
0.960-acre parcel, and was developed as part of the overall Higgins Marketplace.

Project Impacts:

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in a new or substantially more adverse significant impacts to Aesthetics in relation
to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:
Would the project:
la: Have a substantial adverse effect on a scenic vista?

The EIR established that views of the project site would be altered in association with the introduction of
structures, parking lots, signage and landscaping proposed as part of the previously approved project.
However, as the project had designed to retain five existing Oak Trees, three of which are currently located
on the project site and structures had been sited to avoid these tress and to incorporate them into the
previously approved projects overall layout and design.

In regards to the proposed project and the alteration of scenic vistas, the Quick Quack Car Wash as proposed
would be located northwest of the existing Holiday Market Grocery Store and within an approximately
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6,000-square-foot graded building pad, which had been developed for the anticipated construction of a
6,000-square-foot sit-down restaurant. Building heights of the proposed Quick Quack Car Wash would
limited to approximately 29 feet with the overall height of the proposed modified project being similar to
the exiting Higgins Marketplace shopping center with heights ranging in size from approximately 22 feet
to 40 feet.

As further evaluated in the EIR, and similar to the proposed modified project, the existing hills which are
located east of the project site would remain undeveloped as the backdrop for the project site. Views, of
these areas would be partially obstructed from drivers passing along on Highway 49, due to the location of
the existing development located on the project site. As proposed, the modified project would contain the
proposed Quick Quack Car Wash, which would be located northwest of the existing Holiday Market
Grocery Store, and would be designed with a similar architectural style to match that of the existing
development. Furthermore, due to similar overall development size of the proposed modified project from
that of the previously approved 6,000-square-foot sit-down restaurant, views would remain similar to that
of the existing development and surrounding neighborhood. Thus, for these reasons, the proposed
modifications to the project would not result in a change to the finding in the certified EIR of less than
significant relative to impacts to scenic vistas. Based on the foregoing, no new or revised mitigation
measures are required.

1b: Substantially damage scenic resources, including but not limited to trees, rock outcroppings, and
historic buildings within a state scenic highway?

1c: In non-urbanized areas, substantially degrade the existing visual character or quality of public views
of the site and its surroundings? (Public views are those that are experienced from publicly accessible
vantage point). If the project is in an urbanized area, would the project conflict with applicable zoning
and other regulations governing scenic quality?

As analyzed by the EIR and as discussed within Section 4.12 of the Aesthetics Section in the certified EIR,
the existing project site is located along Highway 49, which is Nevada County designated scenic highway.
As a result the subject project site contains the Scenic Corridor (SC) Combining District, as outlined in
Nevada County Land Use and Development Code, Section L-II 2.7.7. This designation is used to protect
and preserve the scenic resources of areas which are adjacent to highways and roads which have been
identified as having high scenic quality and require protection for the benefit of residents and visitors.

The EIR established that the approved project would have a less than significant impact on the degradation
of scenic resources with the implementation of mitigation measures MM4.12.2a — MM4.12.2d. These
mitigation measures would reduce impacts by requiring the submission of a final landscaping plan, the
screening of building mechanical equipment and facilities, the preservation of existing oak trees on the
project site, and a final sign plan for the Higgins Marketplace. Implementation of these Mitigation Measures
would also be obligatory for the proposed modified project. Therefore, for these reasons the proposed
modifications to the project would not result in a change to finding in the certified EIR that the impacts of
less than significant with implementation of the adopted mitigation measures. Thus, based on the foregoing,
no new or revised mitigation measures would be required for the proposed modified project.

1d: Create a new source of substantial light or glare, which would adversely affect day or nighttime views
in the area?

Implementation of the proposed project would introduce a variety of building materials to the site. Glass,
roofing materials and car windshields, have the potential to reflect light and create glare visible for some
distance from the site. However, as discussed under Impact 3.1.2 in the EIR, the proposed modified project
would be required to be consistent with the Western Nevada County Design Guidelines. The guidelines
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require that new projects avoid bare metal, highly reflective surfaces (glass, metallic paint, etc.), illuminated
roofing, and high contrast or brightly colored glazed tile. Compliance with the design guidelines would
substantially reduce the potential for glare from the proposed project. While it is always possible that glare
from reflected car windshields could occur, these impacts are considered transitory and based on
environmental conditions (e.g., time of day, angle of observer) rather than as part of the design of the
project.

As analyzed by the EIR, these additional light sources may affect adjacent areas with light trespass and
could contribute to skyglow conditions in the project area. As discussed under Impact 4.12.4 of the EIR
and above, existing single-family residences both north of the project site would have views of various
components of the project.

As proposed, the modified project would use low-intensity lighting within the parking area and as proposed
to be located on the Quick Quack Car Wash Building and vacuum canopies along with the strategic
placement of landscaping and all lighting is required to be downcast and shielded to reduce nighttime
lighting levels. Pursuant to Nevada County Land Use and Development Code, Section L-1I 4.2.8 — Lighting,
all lighting is required to be efficient, safe, and attractive outdoor lighting while minimizing nighttime light
pollution and energy waste. In addition, Nevada County Land Use and Development code requires all
outdoor light fixtures to be fully shielded to prevent the light source or lens from being visible from adjacent
properties and roadways. A photometric lighting plan has been prepared for the proposed modified project
which shows the proposed light fixtures would be meet the requirements of the International Dark-Sky
Association, meaning that they would minimize glare, reduce light trespass, and would not pollute the night
sky. In addition, perimeter landscaping and natural vegetation would also screen adjacent areas from light
intrusion.

The EIR established that the approved project would have a less than significant impact on the degradation
of scenic resources with the implementation of mitigation measure MM 4.12.4 which required that all
outdoor light fixtures for parking areas and roadways shall be low-intensity shielded and/or directed away
from residential areas and the night sky. Implementation of these Mitigation Measures would also be
obligatory for the proposed modified project. Therefore, for these reasons the proposed modifications to
the project would not result in a change to finding in the certified EIR that the impacts of less than significant
with implementation of the adopted mitigation measures. Thus, based on the foregoing, no new or revised
mitigation measures would be required for the proposed modified project

Cumulative Impacts

The EIR concluded that the impacts of the approved project would not combine with impacts of past, present
and reasonably foreseeable projects to create a substantial adverse effect on Aesthetics of the project site
and its surroundings. As described in Impact 3.1.2 in the EIR and above in this Addendum, development
of the project site with the proposed modified project would have less than significant impacts associated
with degrading the visual character and views of the project site as well as introducing new sources of light.
Furthermore, the County’s General Plan, Chapter 18, Aesthetics, includes policies to protect aesthetic
resources, as do the Land Use and Development Code and the Western Nevada County Design Guidelines.
Any future projects in the cumulative setting would be designed consistent with these policies, and project-
specific mitigation would reduce visual impacts on a project-by-project basis. Therefore, based on this
discussion, the proposed modified project would not create new or substantially more adverse cumulative
impacts to Aesthetics and visual resources than those disclosed in the certified Higgins Marketplace EIR
and would be mitigated to the maximum extent practicable by the incorporation of all feasible and
applicable mitigation measures.
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3. AIR QUALITY

Existing Setting: The environmental setting for Air Quality is the same as described in the certified EIR.
As such, the proposed modified project would be located on the same project site as the approved project
which is located in the Mountain Counties Air Basin, which is within the jurisdiction of the Northern Sierra
Air Quality Management District and is also regulated by the U.S. Environmental Protection Agency
(USEPA), California Air Resources Board (CARB), and the County of Nevada.

The overall air quality in Nevada County has improved over the past decade, largely due to vehicles
becoming cleaner. State and Federal air quality standards have been established for specific “criteria” air
pollutants including ozone, carbon monoxide, nitrogen dioxide, sulfur dioxide, lead, and particulate matter.
In addition, there are State standards for visibility reducing particles, sulfates, hydrogen sulfide, and vinyl
chloride. State standards are called California Ambient Air Quality Standards (CAAQS) and federal
standards are called National Ambient Air Quality Standards (NAAQS). NAAQS are composed of health-
based primary standards and welfare-based secondary standards.

Western Nevada County is classified as a Serious Nonattainment Area for the 2008 ozone NAAQS and
Moderate Nonattainment for the 2015 ozone NAAQS. It is also Nonattainment for the ozone CAAQS.
The area is also Marginal Nonattainment for the 2008 ozone NAAQS and is Nonattainment for the ozone
CAAQS. Most of western Nevada County’s ozone is transported to the area by wind from the Sacramento
area and, to a lesser extent, the San Francisco Bay Area. Ozone is created by the interaction of Nitrogen
Oxides and Reactive Organic Gases (also known as Volatile Organic Compounds) in the presence of
sunlight, especially when the temperature is high. Ozone is mainly a summertime problem, with the highest
concentrations generally observed in July and August, especially in the late afternoon and evening hours.

Nevada County is also Nonattainment for the PM10 CAAQS, but Unclassified for the PM10 NAAQS due
to lack of available recent data. The number after “PM” refers to maximum particle size in microns. PM10
is a mixture of dust, combustion particles (smoke) and aerosols, whereas PM2.5 is mostly smoke and
aerosol particles. PM2.5 sources include woodstoves and fireplaces, vehicle engines, wildfires and open
burning. PM10 sources include the PM2.5 plus dust, such as from surface disturbances, road sand, vehicle
tires, and leaf blowers. Some pollen and mold spores are also included in PM10, but most are larger than
10 microns. All of Nevada County is Unclassifiable/Attainment for the PM2.5 NAAQS and Unclassified
for the PM2.5 CAAQS (US Environmental Protection Agency, 2015).

Ultramafic rock and its altered form, serpentine rock (or serpentine), both typically contain asbestos, a
cancer-causing agent. Ultramafic rock and serpentine are likely to exist in several areas of western Nevada
County; however, the area of the project site is not mapped as an area that is likely to contain natural
occurrences of asbestos (California Department of Conservation, 2000).

Please see Section 8 of this Addendum for a discussion of project impacts related to Greenhouse Gas
Emissions.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in a new or substantially more adverse significant impacts to Air Quality in
relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

Would the project:
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3a: Conflict with or obstruct implementation of the applicable air quality plan?

3b: Result in a cumulatively considerable net increase of any criteria pollutant for which the project region
is in non-attainment under an applicable federal or state ambient air quality standard?

3e: Generate substantial smoke ash or dust?

Nevada County’s General Plan, Chapter 14 Air Quality Element, contains numerous policies to protect air
quality in Nevada County. With the exception of General Plan Air Quality Element Policy 14.7A, which
requires compliance with Northern Sierra Air Quality Management District Rule 226, the Nevada County
General Plan Air Quality Element policies are intended to apply to development that generates new
residents or new employees. By assessing air pollution and emissions associated with the proposed project
and recommending mitigation measures based on Thresholds of Significance established by the Northern
Sierra Air Quality Management District (NSAQMD), the project as proposed would comply with Northern
Sierra Air Quality Management District regulations.

Nevada County is designated Nonattainment status for ozone and PM10. As a Nonattainment area, the
NSAQMD is required to prepare a federally enforceable State Implementation Plan (SIP) for western
Nevada County in accordance with the Clean Air Act. The SIP is an air quality attainment plan designed to
reduce emissions of ozone precursors enough to re-attain the federal ozone standard by the earliest
practicable date. The air quality attainment plan titled Reasonably Available Control Technology State
Implementation Plan Revision for Western Nevada County 8-Hour Ozone Non-Attainment Area includes
various pollution control strategies. Overall emissions of ozone precursors must be reduced in western
Nevada County (consistent with Reasonable Further Progress requirements specified in the Clean Air Act)
until attainment is reached.

The previously approved project consisted of the construction of an approximately 6,000-square-foot sit-
down restaurant to be located on the subject parcel. The proposed modified project proposes the
construction of an approximately 3,452-square-foot Quick Quack drive-through car wash and associated
improvements, within the existing Higgins Marketplace Shopping Center to be located on an existing 6,000-
square-foot graded building pad.

As part of the proposed, modified project, the applicant submitted an Air Quality Emissions Analysis. Air
quality emissions were estimated with the California Emissions Estimator Model (CalEEMod) Version
2016.3.2, which is a statewide land use emissions model for quantifying air quality and GHG emissions
from land use projects in California. Long-term operational emissions produced by area sources, energy
and motor vehicles were quantified. Estimated daily operational emissions from the previously approved
project are displayed below in Table 1 (summer) and Table 2 (winter) below

Table 1: Approved Project Summer Daily Operations (pounds per day)

Source ROG NOx PM10
Area 1.45 0.00 0.00

Energy 0.04 0.35 0.03

Mobile 21.49 105.60 21.96
Total 22.98 105.95 21.98
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Table 2: Approved Project Winter Daily Operational Emissions (pounds per day)

Source ROG NOx PMI10
Area 1.45 0.00 0.00

Energy 0.03 0.25 0.05

Mobile 18.00 108.42 21.97
Total 19.48 108.67 21.99

Table 3: Proposed

Modified Project Summer Daily Operations (pounds per day)

Source ROG NOx PM10
Area 0.11 0.00 0.00

Energy 0.00 0.00 0.00

Mobile 2.49 11.60 2.64
Total 2.60 11.60 2.64

Table 4: Proposed Modified Project Winter Daily Operational Emissions (pounds per day)

Source ROG NOx PMI10
Area 0.12 0.00 0.00

Energy 0.00 0.00 0.00

Mobile 2.03 11.85 2.64
Total 2.14 11.85 2.64

Comparison of Previously Approved Project and Proposed Modified Project

The Proposed Project would reduce summer daily emissions of ROG by 20.38 pounds per day, NOx by
94.00 pounds per day and PM10 by 19.34 pounds per day compared to the Approved Project. The Proposed
Project would decrease winter daily emissions of ROG by 17.34 pounds per day, NOx by 96.82 pounds per
day and PM10 by 19.35 pounds per day.

Estimated net daily operational emissions (Proposed Project minus Approved Project) are displayed in
Table 5 (summer) and Table 6 (winter) below. As shown, daily emissions would be below the NSAQMD’s
Level A Thresholds of Significance.

Table 5: Net Summer Daily Operational Emissions (Proposed Modified Project —
Previously Approved Project) (Pounds per day)

Source ROG NOx PM10
Area -1.34 0.00 0.00
Energy -0.04 -0.35 -0.03
Mobile -19.00 -94.35 -19.22
Total -16.88 -97.07 -19.34
NSAQMD Level
A Thresholds 24 24 L
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Table 6: Net Winter Daily Operational Emissions (Proposed Modified —
Previously Approved) (Pounds per day)

Source ROG NOx PM10
Area -1.33 0.00 0.00
Energy -0.03 -0.25 -0.05
Mobile -15.97 -96.57 -19.33
Total -17.34 -96.82 -19.35

NSAQMD Level
A Thresholds 24 24 7

As outlined in the analysis above, and as discussed in the EIR implementation of the proposed modified
project would result in operational emissions, which are below the NSAQMD Level A Thresholds of
Significant, and as proposed, would result in significant reductions in ROG, NOx and PM10 emissions
when compared with the previously approved project. Therefore, as proposed the modified project would
not conflict with or obstruct implementation NSAQMD air quality plans.

As discussed in the EIR and as proposed by the modified project predicted short-term construction-
generated emissions of ROG NOx and PM10 would not exceed NSAQMD’s Level C significance
thresholds, however, particulate emissions from construction, if uncontrolled, can lead to adverse health
effects as well as nuisance complaints and would be mitigated to a less than significant level with the
implementation of Mitigation Measures MM 4.6.1a, which is in compliance with NSAQMD Rule 226 —
Dust Control. With implementation of these mitigation measure, project-generated short-term construction-
generated emissions would be reduced to a less than significant level. Adherence to these mitigation
measures would ensure the project, by itself, does not surpass NSAQMD significance thresholds and
therefore does not conflict with the goals of the SIP. Implementation of these mitigation measures would
also be obligatory for the proposed modified project.

3c: Expose sensitive receptors to substantial pollutant concentrations?

Land uses such as schools, children’s daycare centers, hospitals, and convalescent homes are considered to
be more sensitive than the general public to poor air quality because the population groups associated with
these uses have increased susceptibility to respiratory distress. Persons engaged in strenuous work or
exercise also have increased sensitivity to poor air quality. The California Air Resources Board (CARB)
has identified the following people as most likely to be affected by air pollution: children less than 14 years
of age, the elderly over 65 years of age, athletes, and those with cardiovascular and chronic respiratory
diseases. These groups are classified as sensitive population groups.

Residential areas are considered more sensitive to air quality conditions than commercial and industrial
areas, because people generally spend longer periods of time at their residences, resulting in greater
exposure to ambient air quality conditions. There are three residential structures north of the project site
that range from 100 to 500 feet away. No other residences are within 500 feet of the project site. There are
no schools or daycare facilities within 1,000 feet of the project site.

A Toxic Air Contaminant (TAC) is defined as an air pollutant that may cause or contribute to an increase
in mortality or in serious illness, or that may pose a hazard to human health. TACs are usually present in
minute quantities in the ambient air. However, their high toxicity or health risk may pose a threat to public
health even at very low concentrations.

The proposed modified project would constitute a new emission source of Diesel Particulate Matter (DPM)
due to construction activities (on-road haul truck and off-road equipment exhaust emissions). Studies have
demonstrated that DPM from diesel-fueled engines is a human carcinogen and that chronic (long-term)
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inhalation exposure to DPM poses a chronic health risk. The project as proposed would be a short-term
construction activity that would not generate substantial TAC emissions. Construction equipment would
operate intermittently throughout the course of a day and only portions of the site would be disturbed at a
time. Off-road construction equipment would be regulated per the State’s In-Use Off-Road Diesel Vehicle
Regulation and on-road haul trucks would be regulated per the State’s Truck and Bus Regulation. Project
construction would also be required to comply with all applicable NSAQMD Rules & Regulations for
construction. Furthermore, the proposed modified project would be conditioned to require the use electrical
grid power (as opposed to diesel generators) for job site power needs where feasible during construction.
Therefore, the proposed project would have a less-than-significant impact with mitigation relative to health
impacts during construction. Thus, as proposed, exposure of sensitive receptors to substantial pollutant
concentrations would be considered less than significant. For these reasons, the proposed modifications to
the project do not result in a change to the conclusion in the certified EIR of less than significant impacts
relative to the exposure of sensitive receptors to substantial pollutant concentrations. Based on the
foregoing, no new or revised mitigation measures are required.

3d: Result in other emissions (such as those leading to odors) adversely affecting a substantial number of
people?

The occurrence and severity of odor impacts depends on numerous factors, including the nature, frequency,
and intensity of the source, wind speed and direction, and the sensitivity of the receptors. While offensive
odors rarely cause any physical harm, they still can be very unpleasant, leading to considerable distress
among the public and often generating citizen complaints to local governments and regulatory agencies.
Projects with the potential to frequently expose members of the public to objectionable odors would be
deemed to have a significant impact. Land uses commonly considered to be potential sources of odorous
emissions include wastewater treatment plants, sanitary landfills, food processing facilities, chemical
manufacturing plants, rendering plants, paint/coating operations, and agricultural feedlots and dairies.

As discussed in the EIR, no major sources of odors were identified in the vicinity of the project site that
could potentially affect proposed on-site residential land uses. In addition, while implementation of the
proposed project could generate some minor odors, which are typical of a car wash, it is unlikely that the
odors from the proposed Quick Quack Car Wash would be detected offsite. As a result, exposure of
sensitive receptors to odorous emissions would be considered less than significant. For these reasons, the
proposed modifications to the project do not result in a change to the conclusion in the certified EIR of less
than significant impacts relative to the exposure of sensitive receptors to odorous emissions. Based on the
foregoing, no new or revised mitigation measures are required.

Cumulative Impacts

The EIR concluded that the impacts of the approved project will combine with impacts of past, present, and
reasonably foreseeable projects to create a substantial adverse effect on air quality during the construction
period and would, therefore, result in significant and unavoidable cumulative impacts. The proposed
modified project would allow the construction of an approximately 3,452-square-foot Quick Quack drive-
through car wash and associated improvements, within the existing Higgins Marketplace Shopping Center
to be located on an existing 6,000-square-foot graded building pad. Therefore, the proposed modifications
to the project would not create new or substantially more adverse cumulative impacts to Air Quality than
those disclosed in the certified Higgins Marketplace EIR and would be mitigated to the maximum extent
practicable by the incorporation of all feasible and applicable mitigation measures.

The EIR concluded that impacts of the approved project will combine with past, present, and reasonably
foreseeable projects to create a cumulatively considerable impact due to project contributions to cumulative
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impacts on regional air quality. The Northern Sierra Air Quality Management District Level A thresholds
represent a significant project impact and Level B thresholds (24 pounds per day for NOx, ROG, 79 pounds
per day for PM10) represent a cumulatively considerable emission affecting air regional air quality. As
proposed, emissions of NOx, ROG and PM10 for the proposed project would not exceed the Northern
Sierra Air Quality Management District Level B Significance Threshold during operational phases of the
proposed project, thus project contributions to cumulative impacts on regional air quality would be
cumulatively considerable. However, as outlined in the Higgins Marketplace EIR the overall development
of Higgins Marketplace would exceed the Northern Sierra Air Quality Management District Level B
Significance Threshold during the initial project development and site buildout, thus project contributions
to cumulative impacts on regional air quality would be cumulatively considerable. However, with the
implementation of Mitigation Measures MM 4.6.5a and MM 4.6.5b, which would require the project
developer to incorporate energy efficient design features such as EPA Energy Star roofing materials,
planting of drought tolerant native trees and landscaping and the use of direct safe pedestrian access to the
project site and the use of specialty electric or propane powered specialty equipment would reduce the
proposed modified project’s overall contribution to cumulative air quality impacts resulting from
completion of the project. Thus, given that the above Mitigation Measures, implementation of these
mitigation measures would be obligatory on the proposed modified project. Therefore, the proposed
modifications to the project would not create new or substantially more adverse cumulative impacts to air
quality than those disclosed in the certified Higgins Marketplace EIR and would be mitigated to the
maximum extent practicable by the incorporation of all feasible and applicable mitigation measures.

Mitigation: To offset potentially adverse air quality impacts associated with the project activities, the
following mitigation measures shall be required:

Mitigation Measure 4.6.1a: Project proponent and all successors in interest shall include dust control

mitigation requirements in all construction contracts. All construction contracts will require the following:

e All construction activities would be subject to the requirements of the Northern Sierra AQMD’s
Regulation 2, Rule 226 regarding dust control.

e Alternatives to open burning of vegetative material on the project site shall be used unless deemed
infeasible by the Northern Sierra Air Quality Management District. Suitable alternatives are chipping,
mulching, or conversion to biomass fuel.

o Contractors shall be responsible for ensuring that adequate dust control measures are implemented in a
timely manner during all phases of project development and construction.

o All material excavated, stockpiled, or graded shall be sufficiently watered, treated, or covered to prevent
fugitive dust from leaving the property boundaries and causing a public nuisance or violation of an
ambient air standard. Watering should occur at least twice daily, with complete site coverage,
preferably in the mid-morning and after work is completed each day.

e All areas (including unpaved roads) with vehicle traffic shall be watered or have a dust palliative
applied as necessary for stabilization of dust emissions.

o All on-site vehicle traffic shall be limited to a speed of 15 mph on unpaved roads.

e All land clearing, grading, earth moving or excavation activities shall be suspended as necessary to
prevent excessive windblown dust when winds are expected to exceed 20 mph.

e Temporary traffic control will be provided during all phases of the construction to improve traffic flow
as deemed appropriate by local transportation agencies and/or Caltrans.

e Construction activities should be scheduled to direct traffic flow to off-peak hours as much as possible.

o All inactive portions of the construction site shall be covered, seeded, or watered until a suitable cover
is established.  Alternatively, apply non-toxic soil stabilizers (according to manufacturer’s
specifications) to all inactive construction areas (previously graded areas which remain inactive for 96
hours) in accordance with County standards. Acceptable materials that may be used for chemical soil
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stabilization include petroleum resins, asphaltic emulsions, acrylics, and adhesives, which do not
violate Regional Water Quality Control Board or California Air Resources Board standards.

o  Wheel washers will be installed where project vehicles and/or equipment enter and/or exit onto paved
streets from unpaved roads. Vehicles and/or equipment will be washed prior to each trip, as necessary
to prevent visible dust emissions from adhering dirt or deposition on roadways.

e All material transported off-site shall be either sufficiently watered or securely covered to prevent
public nuisance.

e Re-establish ground cover on the site through seeding and watering in accordance with the local grading
ordinance.

e Properly maintain all mobile and stationary equipment.

Timing: Prior to the issuance of grading permits

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department; Department of Public Works; and the

Northern Sierra Air Quality Management District.

Mitigation Measure 4.6.5a: The project developer and all successors in interest shall incorporate to the
extent practical and feasible the following energy-efficiency/area source features into the design of the
project:

o Install EPA Energy Star (high reflectance) roofing materials to reduce building heat absorption and
summer energy costs.

o Plant shade trees in parking lots at 10 percent or more in excess of that already required by ordinance.
Landscape with native drought-resistant species (plants, trees and bushes) to reduce the demand for
gas powered landscape maintenance equipment.

e Incorporate passive solar space heating designs and solar water heaters into commercial units.

e Install low nitrogen oxide (NOx) energy-efficient heating and other appliances, such as water heaters,
cooking equipment, refrigerators, furnaces and boiler units

Timing: As a condition of project approval.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.

Mitigation Measure 4.6.5b: The project developer and all successors in interest shall incorporate the

following features into the design of the project to reduce vehicle trip generation:

e Provide direct, safe, attractive pedestrian access from project land uses to the Higgins Center to the
north at the corner of SR 49 and Combie Road.

e Provide secure and conveniently located bicycle parking.

e Specialty equipment (utility carts, forklifts, etc.) should be electrically, CNG or propane powered.

Timing: As a condition of project approval.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.

4. BIOLOGICAL RESOURCES

Existing Setting: The certified EIR included a comprehensive analysis of special-status and sensitive
species, local sensitive habitats including protected Landmark Oak Groves and Trees, vegetation
communities, aquatic communities including wetlands and jurisdictional waters over the approved project
site. A reconnaissance level survey of the project site was conducted on the project site on May 4, 2005, to
evaluate the existing habitat at the project location including special status wildlife species, sensitive plants,
and critical habitat expected or known to occur within the project site and general project area.
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The proposed modified project and its surrounding area is the same subject project site as evaluated in the
certified EIR with the existing Higgins Marketplace, which has been developed within an existing
approximately, 30,000-square-foot Holiday Market grocery store. The project site is also currently
developed with an existing approximately 8,250-square-foot commercial retail building, which was
constructed as part of the Higgins Marketplace and is comprised of tenant lease spaces consisting of a
savings bank and future ice cream shop which is under construction.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in a new or substantially more adverse significant impacts to Biological Resources
in relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:
Would the project:

4a: Have a substantial adverse effect, either directly or through habitat modifications, on any species
identified as a candidate, sensitive, or special-status species in local or regional plans, policies, or
regulations, or by the California Department of Fish and Game or U.S. Fish and Wildlife Service?

As disclosed in the certified EIR, a reconnaissance level survey of the project site was conducted on May
4, 2005, by a PMC biologist to assess habitat and current site conditions. As discussed within Section 4.9
of the certified EIR as part of the approved project, the project site had been previously surveyed by
qualified Biologist Susan Sanders Biological Consulting and North Fork Associates in 2004 and 2005.

The entire project site including the location of the proposed Quick Quack Car Wash was analyzed for
special-status species by qualified biologists, which included reconnaissance level and pedestrian surveys
on foot. All district plant communities and wildlife habitats present within the project site were surveyed
and any unique habitat features, including wetlands and landmark oak trees were further investigated and
mapped. Furthermore, as part of the application for the Quick Quack Car Wash, a site evaluation of the
project site was performed by qualified Biologist Jeff Glazner of Salix Consulting on September 24, 2021.
The evaluation consisted of walking through the project site and adjacent areas to determine if any aquatic
resources or potentially occurring special status species are or could be present on the project site.

As proposed the modified project would allow for the construction of an approximately 3,452-Square-Foot
Quick Quack Drive-Through Car Wash, within the Higgins Marketplace Shopping Center. The subject
project site is currently un-developed and is located within the existing Higgins Marketplace, and contains
an existing approximately 6,000-square-foot graded building pad, within an approximately 0.96-acre
parcel, which was previously analyzed to allow the construction of a 6,000-square-foot sit-down restaurant.

The following discussion of special-status plants and wildlife summaries the results of the updated
biological resources inventory prepared for the proposed modified project.

Special-Status Plants

Analysis of special-status plants in the EIR included Biological Resource Assessments and reconnaissance
level surveys across the approved project site. Pursuant to the EIR, Special status species were considered
based on a current review of the California Natural Diversity Data Base, United States Fish and Wildlife
Service and the California Native Plant Society Electronic Inventory for special-status species with the
potential to occur in the vicinity of the project area.
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The EIR concluded that Brandegee’s clarkia, a special-status plant species, occurs within the one mile of
the project area. However, based on literature review, soil survey analysis and onsite survey observations,
it is unlikely this special status plant species would occur with the project site, including the location of the
proposed modified project area for the Fuel Station.

Special-Status Wildlife

Analysis of special-status wildlife in the EIR included Biological Resource Assessments and
reconnaissance level surveys across the approved project site. Analysis of special-status animal species in
the EIR included Biological Resource Assessments and reconnaissance level surveys across the approved
project site.

The EIR concluded that based on based on a review of the California Natural Diversity Data Base (CNDDB,
United States Fish and Wildlife Service (USFWS that several special status animals have the potential for
occurrence within project site, however, habitat at the project location provided low suitability for many of
these species; therefore they are not expected to be adversely affected by the proposed modified project.

Migratory Birds and Raptors

As discussed in the EIR, the modified project could result in loss of habitat that may be used as foraging or
nesting habitat for migratory birds and raptors. Project construction activities may result in the loss of young
or eggs of migratory birds or raptors

All native breeding birds (except game birds during the hunting season), regardless of their listing status,
are protected under the Migratory Bird Treaty Act. Construction activities could cause direct impacts to
nesting raptors and migratory birds, if birds are actively nesting during construction activities. Nests may
be located in trees, shrubs, or emergent vegetation, on the ground, in burrows, or on existing buildings or
structures. Excessive noise, disturbance, and vibrations can cause nesting birds to abandon their nests.
Construction could also result in noise, dust, increased human activity, and other indirect impacts to nesting
raptor or migratory bird species in the project vicinity. Potential nest abandonment and mortality to eggs
and chicks, as well as stress from loss of foraging areas, would also be considered potentially significant
impacts. If nesting migratory birds or raptors are present during project construction, the proposed project
may cause direct mortality to raptors or migratory birds through removal of vegetation that contains active
nests. If construction occurs during the non-nesting season, no impacts are expected; however, if
construction activities were scheduled to occur during the nesting season, mitigation would be necessary to
avoid potential impacts to migratory birds and their nests. The loss or disturbance of active nests or direct
mortality is prohibited by the Migratory Bird Treaty Act and California Fish and Game Code Section
3503.5. The appropriate measures for Migratory Birds and Raptors were included in the EIR as Mitigation
Measure MM 4.9.1a; implementation of this mitigation measure would be obligatory on the proposed
modified project. Therefore, while the proposed modified project would have potentially significant
impacts to Migratory Birds and Raptors as identified in the EIR if they are present on the project site,
through the implementation of Mitigation Measure MM 4.9.1a, these impacts would be reduced to less than
significant, as concluded by the EIR. Thus, based on the foregoing, no new or revised mitigation measures
are required and no new impacts are anticipated as a result of the proposed project modifications.

Conclusion for Impact Discussion 4a:

As discussed in the EIR, various special-status wildlife species have the potential to occur on the subject
project, as part of the approved project and established that the applicable mitigation measures (MM 4.9.1a)
would reduce all impacts to below a level of significance with mitigation. These mitigation measures
involve construction worker education, preconstruction surveys, avoidance, buffering, and other steps
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which would minimize harm to such species. Implementation of these mitigation measures would also be
obligatory for the proposed modified project. As proposed, the modified project would implement the
mitigation measures previously determined in the EIR to be adequate to reduce impacts to below a level of
significance, the proposed modifications to the project do not result in a change to the finding in the certified
EIR of less-than-significant impacts on special-status species. Based on the foregoing, no new or revised
mitigation measures are required.

4c: Have a substantial adverse effect on state or federally protected wetlands (including, but not limited
to, marsh, vernal pool, coastal, etc.) through direct removal, filling, hydrological interruption, or other
means?

As discussed in the EIR, and as shown on the site plan, the location of the proposed Quick Quack Car Wash
does not contain a state or federally protected wetland. However, as part of the previously approved project,
and as evaluated in the EIR, the overall Higgins Marketplace project was redesigned in order to avoid
impacts to wetlands and waters of the US, which are located on the project site and adjacent to the front
portion of the Higgins Marketplace along Highway 49. By increasing the open space parcel to 4.23 acres
and decreasing the project footprint, the previously approved project increased the wetland setback buffer
from approximately 25 feet under the originally proposed project to approximately 70 feet. The 70-foot
setback includes a 50-foot setback from onsite wetlands and a 20-foot vegetated barrier (an area planted with
native shrubs and grasses and including a pedestrian path on the eastern edge) between the open space parcel
and the onsite commercial development.

As proposed, the modified project would allow for the construction of a proposed Quick Quack Car Wash
within an existing approximately 6,000-square-foot area, which has been graded, and developed part of the
construction of the Higgins Marketplace Shopping Center. As shown on the submitted site plan for the
proposed modified project and for the previously approved project, drainage and seasonal swales which are
tributaries of the Ragsdale Creek watershed.

As discussed in the EIR, the previously approved project resulted in the discharge of fill material into 0.09
acres of wetland swale to install a culvert / road crossing for the Higgins Marketplace Shopping Center.
Nevada County Land Use and Development Code Section L-II 4.3.17 requires the preparation of a
Management Plan that avoids or minimizes impacts to water, wetland, and riparian resources for any project
within 50 or 100 feet of such resources, depending on whether they are seasonal or perennial water features.
Because the previously approved project would result in the loss of approximately 0.09 acres of “waters of
the U.S.,” including wetlands, a Management Plan prepared by a qualified biologist that minimizes impacts
to these aquatic features was prepared. As part of the previously approved project, Mitigation Measures
MM 4.9.2a, 4.9.3a and MM 4.9.3b were required in order to fully guarantee that any impacts to wetlands
or jurisdictional waters of the US would be less than significant. Mitigation Measure 4.9.3a required that if
impacts to U.S. waters occur, the acreage shall be replaced or rehabilitated on a “no-net-loss” basis in
accordance with United State Army Corps of Engineers regulations. By requiring the previously approved
project to meet the specific performance criteria of “no-net-loss” through such methods as habitat restoration,
rehabilitation, and/or replacement, the implementation of Mitigation Measures MM 4.9.2a, 4.9.3a and 4.9.3b
ensured that to these aquatic resources would be less than significant.

Given that as shown on the submitted site plan, the proposed Quick Quack Car Wash would not be constructed
within an area which contains a state or federally protected wetland, the proposed modifications to the project
would not create a new or substantially more adverse impact to these biological resources than those that were
previously identified in the EIR. Based on the foregoing, no new or revised mitigation measures are required.
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4d: Interfere substantially with the movement of any native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife corridors, or impede the use of native wildlife
nursery sites?

4g: Introduce any factors (light, fencing, noise, human presence and/or domesticated animals) which could
hinder the normal activities of wildlife?

As proposed and as was evaluated in the EIR, the construction and operation of the proposed Quick Quack
Car Wash would not result in the obstruction of movement of migratory birds or other wildlife species. The
majority of the project site has been developed with the existing Higgins Marketplace consisting of an
approximately 30,000-square-foot Holiday Market grocery store and an existing approximately 8,250-
square-foot commercial retail building, comprised of tenant lease spaces. The area of the proposed modified
project would be an existing approximately 6,000-square-foot building pad which has been previously
disturbed and graded for the construction of a 6,000-square-foot sit-down restaurant. Development of the
proposed car wash would be limited to this location on the project site and would not result in a change to
the finding in the certified EIR of less than significant impacts relative to interference with wildlife corridors
or nursery sites or introduce factors that could hinder the normal activities of wildlife. Based on the
foregoing, no new or revised mitigation measures for the proposed modified project are required.

4e: Conflict with any local policies or ordinances protecting biological resources, such as a tree
preservation policy or ordinance?

As discussed in the EIR, and as shown on the site plan, the location of the proposed car wash does not
contain any Landmark Oak Trees or Landmark Oak Groves as outlined in Nevada County Land Use and
Development Code, Section L-11 4.3.15 — Trees, as project site has been previously disturbed as part of the
construction of the existing approximately 30,000-square-foot Holiday Market Grocery Store. However, as
part of the previously approved project, and as evaluated in the EIR, the overall Higgins Marketplace project
was surveyed as part of the biological inventory prepared by Susan Sanders (Sanders, 2005) which included
a tree inventory which identified seven oak trees located throughout the Higgins Marketplace project site.
The inventory identified two oak trees which were dead and that would be removed during site preparation.
The remaining three Blue Oaks would be preserved. As was required by the EIR, Mitigation Measures
4.9.4a and 4.9.4b, were required to ensure that adequate protection of the oaks was implemented as part of
the site preparation. These protection measures which included the implementation of the requirements of
the Oak Woodland Mitigation Plan for the Higgins Marketplace were implemented and established long-
term maintenance of the preserved oaks.

As proposed, the modified project would allow for the construction of a proposed Quick Quack Car Wash
within an existing approximately 6,000-square-foot area which has been graded and developed as part of the
construction of the Higgins Marketplace. Given that as shown on the submitted site plan, the proposed car
wash would not be constructed within an area, which contains these resources, the proposed modifications to
the project would not create a new or substantially more adverse impact to these biological resources than
those that were previously identified in the EIR. Based on the foregoing, no new or revised mitigation
measures for the proposed modified project are required.

4f. Conflict with the provisions of an adopted Habitat Conservation Plan, or other approved local,
regional, or state habitat conservation plan?

The project site is not part of a Habitat Conservation Plan or any other adopted conservation plans;
therefore, there project would have no impacts or conflicts with adopted conservation plans as disclosed by

the EIR.
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Cumulative Impacts

The EIR concluded that impacts of the approved project will combine with past, present, and reasonably
foreseeable projects to create a cumulatively considerable impact due to construction and maintenance
activities of the proposed modified project and could result in the disturbance of special-status species
including Migratory Birds and Raptors. Anticipated development of the proposed modified project is
expected to further contribute to disturbance to special-status species including Migratory Birds and Raptors
and is considered potentially cumulative significant for impacts to biological resources. However with the
implementation of Mitigation Measures MM4.9.1a, these impacts would be reduce the approved project’s
overall contribution to cumulative biological resource impacts to Migratory Birds and Raptors resulting
from completion of the project. Thus, given the above Mitigation Measures, implementation of these
mitigation measures would be obligatory on the proposed modified project. Therefore, the proposed
modifications to the project would not create new or substantially more adverse cumulative impacts to
biological resources than those disclosed in the certified Higgins Marketplace EIR and would be mitigated
to the maximum extent practicable by the incorporation of all feasible and applicable mitigation measures.

Mitigation: To offset potentially adverse biological impacts associated with the project activities, the
following mitigation measures shall be required:

Mitigation Measure 4.9.1a: If proposed grading, site preparation, or construction activities are planned to
occur during the nesting seasons for local avian species (typically March 1 through August 31%), the project
applicant shall retain a qualified biologist approved by Nevada County to conduct a focused survey for
active nests of raptors and migratory birds within and in the vicinity of (no less than 100-feet outside project
boundaries, where possible) the project area no more than 30 days prior to initial ground disturbance and
before construction resumes if a gap of inactivity occurs for a duration of 30 days or more. If an active nest
is located during preconstruction surveys, USFWS and/or DFG (as appropriate) shall be notified regarding
the status of the nest. Furthermore, construction activities shall be restricted, as necessary, to avoid
disturbance of the nest until it is abandoned or the biologist deems disturbance potential to be minimal.
Restrictions may include establishment of exclusion zones (no ingress of personnel or equipment at a
minimum radius of 100-feet around the nest) or alteration of the construction schedule. No action is
necessary if construction will occur during the nonbreeding season (generally September 1* through
February 28™).

Timing: Prior to issuance of permits and during construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.

5. CULTURAL RESOURCES

Existing Setting: Project setting information for the proposed modified project, including information on
the area’s natural environment, history, ethnography, and regulatory environment, is the same as that for
the approved project site, and is provided in the certified EIR.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in a new or substantially more adverse significant impacts to Cultural Resources
relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

Would the Project:
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5a: Cause a substantial adverse change in the significance of a historical resource pursuant to 8§ 15064.5?

As discussed in the EIR, archaeological and historical investigations for the previously approved project
were conducted by Jensen & Associates and included a records search at the North Central Information
Center at California State University, Sacramento and pedestrian survey of the project site. The survey
included survey and records search with the Native American Heritage Commission and Culturally
Affiliated Native American Tribes for the project site. These investigations did not identify any cultural
resources either within or near the subject project site. Thus, based on the above information and assessment
that no known sites within the subject project site are eligible for listing on the California Register of
Historical Resources (CRHR), the project does not have the potential to cause a substantial average change
on any resource that currently qualifies as a historical resource or that has been recommended eligible for
listing on the CRHR. Thus, the EIR concluded that no impact would occur. Thus, based on the foregoing,
no new or revised mitigation measures are required.

5b: Cause a substantial adverse change in the significance of an archaeological resource pursuant to §
15064.5?

While no aboveground CRHR-eligible sites have been identified within the proposed project site,
underground excavations during construction activities of the proposed modified project could uncover
finds requiring evaluation a qualified archaeologist. To minimize the potential for loss of undiscovered
cultural resources, the EIR applied Mitigation Measures MM 4.10.1a and 4.10.1b to the approved project.
These mitigation measures require that any cultural resources inadvertently discovered during project
construction activities would be protected consistent with the recommendations of a qualified archaeologist
meeting the Secretary of Interior’s Professional Qualifications Standards in prehistoric or historical
archaeology. The proposed modifications to the project do not result in a change to the finding in the
certified EIR of less than significant impact relative to the impacts related to archaeological resources.
Implementation of these mitigation measures would be obligatory for the proposed modified project. Based
on the foregoing, no new or revised mitigation measures are required.

5d: Disturb any human remains, including those interred outside of formal cemeteries?

As analyzed in the EIR although no human remains have been identified within the project site,
implementation of the proposed project would include ground-disturbing construction activities that could
result in the inadvertent disturbance of currently undiscovered human remains. Procedures of conduct
following the discovery of human remains on non-federal lands are mandated by Health and Safety Code
Section 7050.5, PRC Section 5097.98, and by CEQA in the California Code of Regulations (CCR) Section
15064.5(e). According to these provisions, should human remains be encountered, all work in the
immediate vicinity of the burial must cease, and any necessary steps to ensure the integrity of the immediate
area must be taken. The remains are required to be left in place and free from disturbance until a final
decision as to the treatment and their disposition has been made. The Nevada County Coroner would be
immediately notified and the coroner would then determine whether the remains are Native American. If
the coroner determines the remains are Native American, the coroner has 24 hours to notify the NAHC,
who will, in turn, notify the person they identify as the Most Likely Descendent (MLD) of any human
remains. Further actions would be determined, in part, by the desires of the MLD, who has 24 hours to
make recommendations regarding the disposition of the remains following notification from the NAHC of
the discovery. If the MLD does not make recommendations within 24 hours, the owner is required, with
appropriate dignity, to reinter the remains in an area of the property secure from further disturbance.
Alternatively, if the owner does not accept the MLD’s recommendations, the owner or the descendent may
request mediation by the NAHC. Any discovery of human remains within the project site would be subject
to these procedural requirements, which would reduce impacts associated with the discovery/disturbance
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of human remains to a less than significant level. Thus, the EIR concluded that no impact would occur and
based on the foregoing, no new or revised mitigation measures are required.

Cumulative Impacts

The EIR conclude that impacts of the approved project, along with other cumulative development in Nevada
County, could contribute to the cumulative loss and/or disturbance of cultural resources (i.e., prehistoric
sites, historic sites, and isolated artifacts and features), and human remains. This contribution could be
cumulatively considerable prior to mitigation. However, with implementation of Mitigation Measures MM
4.10.1a and 4.10.1b and adherence to Health and Safety Code Section 7050.5, PRC Section 5097.98, and
CCR Section 15064.5(e), will ensure that any discoveries will be handled in accordance with state law and
reduce the proposed project’s contribution to these impacts to a less than cumulatively considerable level.
Therefore, the proposed modifications to the project would not create new or substantially more adverse
cumulative impacts to Cultural Resources than those disclosed in the certified Higgins Marketplace EIR
and would be mitigated to the maximum extent practicable by the incorporation of all feasible and
applicable mitigation measures.

Mitigation: To offset potentially adverse biological impacts associated with the project activities, the
following mitigation measures shall be required:

Mitigation Measure 4.10.1a: If any prehistoric or historic artifacts, or other indications of archaeological
resources are found during site grading or once project construction is underway, all work in the immediate
vicinity must stop and the County shall be immediately notified. An archaeologist meeting the Secretary
of Interior’s Professional Qualifications Standards in prehistoric or historical archaeology, as appropriate,
shall be retained to evaluate the finds and recommend appropriate mitigation measures for the inadvertently
discovered cultural resources. The County and the project applicant will consider the recommendations of
the qualified archaeologist. The County and the project applicant shall consult and agree upon
implementation of a measure or measures that the County and the project applicant deem feasible and
appropriate. Such measures may include avoidance, preservation in place, excavation, documentation,
curation, data recovery, or other appropriate measures.

Timing: As a condition of project approval, and implemented during grading and construction activities.
Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department

Mitigation Measure 4.10.1b: If human remains are discovered, all work must stop in the immediate
vicinity of the find, and the County Coroner must be notified, according to Section 7050.5 of California’s
Health and Safety Code. If the remains are determined to be Native American, the coroner will notify the
Native American Heritage Commission, and the procedures outlined in CEQA Section 15064.5(d) and (e)
shall be followed.

Timing: As a condition of project approval, and implemented during construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning Department.

6. ENERGY

Existing Setting: Project setting information for the proposed modified project, including information on
the project site and surrounding area’s energy requirements is the same as that for the approved project site
and is provided in the certified EIR. The subject project site would be served by Pacific Gas and Electric
Company from existing facilities. It is not anticipated that there would be more than one point of service
for the project site. Once construction of the proposed car wash is completed and the fuel station is
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operational, electricity would be consumed for operation of the car wash components, including; lighting,
signage, pumps and vacuums.

Construction of the proposed car wash would require consumption of petroleum fuels (primarily diesel) by
construction workers travelling to and from the project site, by trucks importing and exporting construction
materials and supplies to the site, and by construction equipment used on site.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in a new or substantially more adverse significant impacts to Energy in relation
to the following questions as stated in the Nevada County CEQA Checklist:

6a: Result in potentially significant environmental impact due to wasteful, inefficient, or unnecessary

6b:

consumption of energy resources, during construction or operation?

As shown on the submitted site plans, the proposed Quick Quack Car Wash’s estimated energy use
during construction would be minor and in compliance with existing regulations, such as California Air
Resources Board vehicle idling limits would prevent wasteful, inefficient or unnecessary consumption
of energy resources. Energy use during operations would require electricity for the car wash
components. Furthermore, the car wash would be a “convenience” oriented sale use that would
primarily serve motorists already on nearby roads or visiting the existing Holiday Market Grocery Store
and Higgins Marketplace.

As discussed in the EIR under Impact 4.11.9.3, implementation of the proposed project would increase
demand for electrical services and require the extension of existing infrastructure to serve the proposed
modified project. As outlined in the EIR and as proposed as part of the modified project, Pacific Gas
and Electric Company would serve the project with electrical needs from existing power lines located
within the existing project site. As proposed, the modified project would be conditioned to require that
all construction would be required to meet all current building standards including but not limited to
the 2019 California Building Code, 2019 California Electrical Code, 2019 California Energy Code
(Title 24) as well as the Nevada County Land Use and Development Code. In addition, as evaluated
within the EIR, the implementation of Mitigation Measure MM 4.6.5a would also ensure that Title 24
standards are exceeded through energy-efficient building measures. As with the previous approved
project, the proposed modified project would conditioned to require that all construction would be
required to meet all current building standards, as required by the California Building Code. Thus, for
these reasons, the proposed modifications to the project do not result in a change to the finding in the
certified EIR of less than significant impacts regarding the potential impacts associated with the long-
term operational impacts or during construction of the proposed modified project related to energy
resources.

Conflict with or obstruct a state or local plan for renewable energy or energy efficiency?

The proposed modified project would not conflict with any state or local plans for renewable energy or
energy efficiency. Building Permits would be required in order to construct the proposed project. As
part of the Building Permit review, all equipment and structures would be required to meet energy
standards identified in California Building Code. Thus, the proposed modifications to the project would
not obstruct or prevent plans for renewable energy or efficiency.
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Cumulative Impacts

The EIR concluded that the impacts of the approved project when combined with impacts of past, present,
and reasonably foreseeable projects would have a less than cumulatively considerable contribution to
impacts on energy resources during construction and operation of the proposed modified project. The
proposed modified project would allow the construction of a proposed Quick Quack Car Wash within an
existing approximately 6,000-square-foot building pad area which has been graded as part of the
construction of the existing Higgins Marketplace. Therefore, the proposed modifications to the project
would not create new or substantially more adverse cumulative impacts to Energy than those disclosed in
the certified Higgins Marketplace EIR and would be mitigated to the maximum extent practicable by the
incorporation of all feasible and applicable mitigation measures.

7. GEOLOGY /SOILS

Existing Setting: The Natural Resources Conservation Services (NRCS) has mapped two soil complexes
within the subject parcel: Argonaut gravelly loam, 2 to 5 percent slopes and Boomer-Rock Outcrop
Complex 5 to 30 percent slopes (BrD). The proposed modified project would have the same setting related
to Geology / Soils, including the same fault rupture, seismic ground shaking, including the same
liquefaction, unstable soils, landslides and expansive soils as the approved project. The setting is fully
described in the certified Higgins Marketplace EIR.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in a new or substantially more adverse significant impacts to Geology / Soils in
relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

7a: Directly or indirectly cause potential substantial adverse effects, including risk of loss, injury or death
involving:

7i: Rupture of a known earthquake fault, as delineated on the most recent Alquist-Priolo Earthquake Fault
Zoning Map issued by the State Geologist for the area or based on other substantial evidence of a
known fault? Refer to Division of Mines and Geology Special Publication 42.

7ii: Strong seismic ground shaking?

As discussed within setting of Impact 4.8.1 of the Higgins Marketplace EIR, and pursuant to the Nevada
County General Plan Master Environmental Inventory, the project site is not located with an Alquist-Priolo
Special Earthquake Study Zone. However, as evaluated by the EIR and as required by General Plan Policy
GH-10.2.1 and GH-10.2.2, the proposed modified project would be designed in accordance with the most
current California Building Code Requirements that address structural seismic safety. The California
Building Code includes design criteria for seismic loading and other geologic hazards, including loading
that governs seizing of structural members and other required design criteria. As further discussed in the
EIR, based on review of the soil conditions, the potential for liquefaction within the project site is
considered low. However, it is possible that earthquakes on unmapped faults or very large magnitude events
could result in ground shaking at the project site, which could damage infrastructure in the vicinity of the
project site.
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As part of the previously approved project, Mitigation Measure MM 4.8.2 required that all project related
utilities and infrastructure facilities to be designed and constructed consistent with the seismic standards of
California Building Code Requirements for Zone 3. Thus, the proposed modifications to the project do not
result in a change to the finding in the certified EIR of less than significant impact relative to the impacts
related to these above-described unstable earth impacts. Implementation of these mitigation measures
would be obligatory for the proposed modified project. Based on the foregoing, no new or revised mitigation
measures are required.

7iii: Seismic-related ground failure including liquefaction?
7iv: Landslides?

7c: Be located on a geologic unit or soil that is unstable, or that would become unstable as a result of the
project, and potentially result in on- or off-site landslide, lateral spreading, subsidence, liquefaction or
collapse?

The EIR concluded that based on a review of the soil conditions on the project site and the Geotechnical
Feasibility Study (Wallace-Kuhul & Associates, 2005) that a final design-level geotechnical report be
prepared for each of the proposed structures as required by California Building Code. The EIR concluded
that Liquefaction is generally determined by three factors: loose granular soils, groundwater, and strong
ground motion. Liquefaction is most likely to occur in deposits of water-saturated alluvium in areas of
considerable artificial fill. Based on review of the soil conditions on the project site, the potential for
liquefaction in the majority of the proposed development envelope area of the project site is considered
low.

The proposed modified project would be constructed within an existing approximately 6,000-square-foot
area which is located northwest of the existing Holiday Market Grocery Store. As part of the construction
of the existing Higgins Marketplace, the building pad area was graded and covered with a layer of cedar
bark shred. The Building Department as a standard practice require applicants to prepare a soils and
geotechnical report to mitigate possible adverse impacts from excavation and construction activities.
Therefore, as was previously conditioned, the proposed modified project would be conditioned to require
the submission of a final soils and geotechnical report prior to the issuance of Building Permits or
Improvement Plans. As part of the previously approved project, Mitigation Measures MM 4.8.1a through
MM 4.8.1g and MM 4.8.3 were required in order to fully mitigate potential impacts due to soil erosion,
expansive and corrosive soil and slope conditions and would be less than significant. These Mitigation
Measures required the submission of a final Grading, Drainage and Erosion Control Plan and outlined the
requirements for grading and clearing activities on the project site. As proposed, implementation of these
Mitigation Measures would be obligatory for the proposed modified project and would therefore, not result
in a change to the finding in the certified EIR of less than significant impact relative to the impacts related
to these above-described impacts. Implementation of these mitigation measures would be obligatory for the
proposed modified project. Based on the foregoing, no new or revised mitigation measures are required.

7d: Be located on expansive soil creating substantial direct or indirect risks to life or property?

Expansive soils are those soils that shrink or swell depending on the level of moisture they absorb.
Expansive soils typically contain clay minerals that determine the ability of the soil to absorb and retain
moisture. When structures are located on expansive soils, foundations have the tendency to rise during the
wet season and sink during the dry season. This movement can create new stresses on various sections of
the foundation and connected utilities and can lead to structural failure and damage to infrastructure.
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The EIR conclude that the approved project would be required to be compliant with California Building
Code Section 1803.2, which would require additional site investigation, laboratory testing, and engineering
analysis, including soil expansion potential in the form of a Geotechnical Report. As stated above, the soils
of the project site possess low to moderate expansion potential. The native clays are capable of exerting
moderate expansion pressures on building foundations, interior floor slabs, and exterior flatwork. Typical
methods of addressing the potential for shrink/swell can include over excavating footings, adding lime to
the soil, providing clean non-expansive fill, increasing the size and type of footing and providing for
additional soil drainage in the vicinity of the structure. The Geotechnical Report required by Section 1803.2
of the California Building Code will be based on the type of construction anticipated and actual soils
analysis at the point of construction may result in more refined methods of addressing this impact. As the
impact potential is well known and the potential methods of addressing the issue part of standard
construction techniques, with implementation Section 1803.2 of the California Building Code, the EIR
concluded that impacts associated with expansive soils would be reduced to a level that is considered less
than significant. Similarly, as required by Section 1803.2 of the California Building Code, the proposed
modified project would also require the submission of a Geotechnical Report to ensure that the proposed
project is compliant with the requirements of California Building Code.

Thus, the Nevada County Building Department as a standard practice require applicants to prepare a soils
and geotechnical report to mitigate possible adverse impacts from excavation and construction activities.
Therefore, as was previously conditioned, the proposed modified project would be conditioned to require
the submission of a final soils and geotechnical report prior to the issuance of Building Permits or
Improvement Plans. For these reasons, the proposed modifications to the project do not result in a change
to the finding in the certified EIR of less than significant impacts regarding the potential for project-site
residents and structures, including those in the vicinity of the pond, to experience loss, injury or death
resulting from expansive soils. Based on the foregoing, no new or revised mitigation measures are required.

7e: Have soils incapable of adequately supporting the use of septic tanks or alternative wastewater disposal
systems where sewers are not available for the disposal of wastewater?

As discussed in the EIR and as shown on the submitted site plans, the proposed modified project would
connect to the existing sewer system operated by the Nevada County Sanitation District, No. 1, at the Lake
of the Pines Wastewater Treatment Plant. Thus, for these reasons, the proposed modifications to the project
do not result in a change in the finding in the certified EIR of no impact associated with soils incapable of
adequately supporting the use of septic tanks or alternative wastewater disposal system.

7f: Directly or indirectly destroy a unique paleontological resource or site or unigue geologic feature?

The EIR discussed that the pedestrian surface survey of the project site and its vicinity conducted by Jensen
& Associates, and other previous research did not identify any evidence of paleontological resources within
the project site. Paleontological resources, however, have been identified in Nevada County, and the project
site in its entirety has not been investigated by a professional paleontologist. Excavations could occur in
association with development of the proposed project that could affect paleontological resources buried at
deeper depths. Therefore, it is possible that project-related ground-disturbing activities could uncover
previously unknown paleontological resources within project boundaries. Unanticipated and accidental
paleontological discoveries during project implementation have the potential to affect significant
paleontological resources.

The EIR applied Mitigation Measure MM 4.10.2 as discussed under Impact 4.10.2 of Section 4.10 of the
certified EIR and Section 5 — Cultural Resources above in this Addendum to ensure that any paleontological
resources inadvertently discovered during project construction activities would be protected consistent with
the recommendations of a qualified paleontologist. The proposed modifications to the project do not result
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in a change to the finding in the certified EIR of less than significant impact relative to the impacts related
to archaeological resources. Implementation of these mitigation measures would be obligatory for the
proposed modified project and based on the foregoing, no new or revised mitigation measures are required.

79: Result in substantial grading on slopes over 30 percent?

Nevada County Land Use and Development, Section L-1I 4.3.13 outlines the requirements for development
within slopes that are in excess of 30 percent, subject to the approval of a Steep Slope Management Plan.
As discussed in the certified EIR and as shown on the submitted project site plans, the subject project site
is relatively flat and little grading would be required for the construction of the proposed Fuel Station. Thus,
for these reasons, the proposed modifications to the project do not result in a change in the finding in the
certified EIR of no impact associated with grading on slopes over 30 percent.

7b: Result in substantial soil erosion or the loss of topsoil?

As concluded by the EIR, impacts associated with erosion and loss to topsoil (Standard of Significance 7b
from the CEQA Checklist are discussed in Hydrology and Water Quality.

Cumulative Impacts

The impacts associated with fault rupture and strong seismic ground shaking, seismic-related ground
failure, including liquefaction and unstable soils, landslides, and expansive soils are based on site-specific
conditions. These inherent conditions are an end result of natural events that occur through vast periods of
geologic time and are not based on cumulative development. With proper evaluation of these conditions,
compliance with existing codes and standards, such as Section 1803.2 of the California Building Code, the
proposed modified project’s contribution to significant impacts related to the area’s geology would be less
than cumulatively considerable with the implementation of Mitigation Measures MM 4.8.1a through 4.8.1g,
which would mitigate potential erosion and soil stability impacts and MM 4.8.2 and MM 4.8.3, which
would require that all project related utilities and infrastructure facilities shall be designed and constructed
to seismic standards contained within California Building Code. Thus, based on the above discussion, the
proposed modified project when combined with the impacts of past, present and reasonably foreseeable
projects, would not create a substantial adverse effect related to Geology / Soils. For these reasons, the
proposed modifications to the project do not create new or substantially more adverse cumulative impacts
to Geology / Soils than those disclosed in the certified Higgins Marketplace EIR and would be mitigated to
the maximum extent possible by the incorporation of all feasible and applicable mitigation measures.

Mitigation: To mitigate potentially adverse soils or erosion impacts from project grading and construction,
the following mitigation measures in addition to Mitigation Measure MM 4.10.2 shall be required:

Mitigation Measure 4.8.1a: The project applicant shall submit an erosion control plan to the County for
approval pursuant to the Nevada County Land Use and Development Code Zoning Regulations. The
County shall review the erosion control plan prior to the issuance of the grading permit. Erosion control
measures will include techniques such as physical and vegetative stabilization measures and runoff
diversion measures. Additionally the plan will specify measures for reuse or disposal of excavated
materials. If excavated material is suitable for the use of the project site, the plan shall minimize the elapsed
time between excavation and reuse and provide adequate stockpile coverage and protection from wind and
water erosion during the entire storage period. If excavated material is unsuitable for reuse at the project
site, the plan will include specific information regarding the eventual reuse or disposal site, transportation
methods, disposal reuse management, and schedule. The erosion control plan will be in conformance with
County standards and standards of the Nevada County Resource Conservation District. The County and
the Central Valley Regional Water Quality Control Board shall be the monitoring agencies.
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Timing: Prior to issuance of grading permits.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Department of Public Works and Central Valley Regional Water
Quality Control Board.

Mitigation Measure 4.8.1b: The Developer shall submit the Erosion and Sediment Control Plan prepared
by a licensed engineer as a part of the permit application information to the Corps of Engineers pursuant to
compliance with MM 4.8.1a to ensure that full disclosure of the potential magnitude of impacts to wetlands
are considered. The permit application information submitted to the Corps of Engineers shall also be
submitted for review of the County Planning Department.

Timing: Prior to issuance of the Grading Permit.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Planning and Department of Public Works.

Mitigation Measure 4.8.1c:  No single structure shall be supported partially upon hard rock and
partially upon softer natural soils or engineered fill materials. Deepening of the foundation excavations
shall be required to expose the recommended bearing materials, as determined by a qualified engineer. The
proposed structures shall be supported upon continuous and/or isolated spread foundations extending at
least 18 inches below building pad subgrade. Lowest adjacent soil grade shall be measured from the surface
on which the capillary break gravel is placed or exterior compacted soil grade, whichever is lower. A
minimum width of 12 inches shall be maintained for continuous foundations and a minimum plan
dimension of 24 inches shall be maintained for isolated spread foundations. A continuous, reinforced
foundation shall be utilized for the perimeter of the structure to act as a cut-off wall to help minimize
infiltration beneath structures.

Timing: Prior to commencement of construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Department of Public Works.

Mitigation Measure 4.8.1d:  The following measures shall be followed for the clearing and preparation
of the project site:

e Construction areas designated to receive fill, remain at-grade or achieved by excavation should be
scarified to a depth of at least 12 inches, moisture conditioned to at least the optimum moisture content
and uniformly compacted to at least 90 percent of the ASTM D1557 maximum dry density.
Scarification operations shall extend at least five feet beyond the perimeter building foundations and
pavements, where possible.

e Building pads constructed partially by cut and partially by fill that exceed five feet in thickness, and fill
differentials that exceed five feet shall be avoided where possible. If clay soils are encountered during
earthwork, they shall be thoroughly mixed with on-site granular soils during fill placement and not used
as fill within the upper two feet of building pads or those subgrades supporting exterior flatwork. Clay
soils shall not be placed in keyways or in fills constructed on sloping ground.

¢ Rocky materials shall be thoroughly moisture conditioned to at least the optimum moisture content and
uniformly compacted by three complete passes with a heavy, self-propelled sheepsfoot compacter to
the satisfaction of an on-site, qualified engineer.

e Compaction of subgrades must be performed in the presence of a qualified engineer.
Timing: Prior to commencement of construction activities.
Reporting: Agency approval of grading or improvement permits.
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Responsible Agency: Nevada County Building Department.

Mitigation Measure 4.8.1e: The applicant shall observe the following measures for the placement of fill
on the project site:

Rocky materials shall be placed in horizontal lifts about 12 inches in compacted thickness. The
materials shall be uniformly and thoroughly moisture conditioned to the full depth of each lift.
Compaction of the rocky fill materials shall be achieved by at least three successive passes with a
Caterpillar 825 compactor.

Engineered fill composed of native soils or imported materials shall be placed in horizontal lifts not
exceeding six inches in compacted thickness with each layer uniformly moisture conditioned to at least
the optimum moisture content and compacted to at least 90 percent of the maximum dry density.

Engineered fill to be placed on existing slopes that are steeper than six horizontal to one vertical (6:1)
should begin with a level bench constructed at the toe of the fill with benching done progressively up
the slope at vertical increments not exceeding two feet. On slopes steeper than four horizontal to one
vertical (4:1), a key should be constructed at the toe of the fill with the toe key at least 15 feet wide,
centered along the toe of the fill slope, and excavated to a depth of at least two feet (measured from the
down-slope side) into dense materials.

The upper 12 inches of final building pad subgrades shall be moisture conditioned to at least the
optimum moisture content and uniformly compacted to at least 90 percent relative compaction, or at
least three complete passes with a heavy, self-propelled, sheepsfoot compaction regardless of whether
final grade is achieved by excavation, filling, or left at existing grade.

The upper six inches of pavement subgrade should be moisture conditioned to at least the optimum
moisture content and uniformly compacted to not less than 95 percent relative compaction, or at least
five complete passes with a heavy, self-propelled, sheepsfoot compactor, regardless of whether final
grade is achieved by excavation, filling or left at existing grade.

Final pavement subgrade processing and compaction should be performed after completion of
underground utilities and just prior to aggregate base placement.

Permanent excavation and fill slopes should be constructed no steeper than two horizontal to one
vertical (2:1) and shall e vegetated as soon as practical following grading to minimize erosion.

Backfill shall be mechanically compacted in thin lifts to at least 90 percent of the maximum dry density
as determined by ASTM D1557. The upper 12 inches of utility trench backfill in pavement areas should
be compacted to at least 95% of the maximum dry density. Utility trench backfill materials should
consist of on-site granular soils or approved granular import material. NOTE: Rock over six inches in
diameter should not be used as trench backfill material AND rock over three inches in diameter should
not be used as initial backfill to avoid impact damage to utility lines.

A County approved engineer shall be present during site preparation and all grading operations.

Timing: Prior to commencement of construction activities.
Reporting: Agency approval of grading or improvement permits.
Responsible Agency: Nevada County Building Department.
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Mitigation Measure 4.8.1f: The ground adjacent to all structures must be sloped away from the
structure at a gradient no less than two percent (2%) for a distance of at least five (5) feet, where possible.
Roof drains shall discharge onto paved surfaces leading away from the structural foundations or connected
to non-perforated rigid piping directed to an appropriate drainage point away from the structures. Ponding
of surface water shall be avoided near foundations.

Timing: Prior to commencement of construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Building Department

Mitigation Measure 4.8.1g: During construction activities, the project applicant shall employ the
following mitigation measures:

e Expansive soils can be excavated and replaced with non-expansive materials. The required depth of
excavation shall be specified by a registered geotechnical engineer based on actual soil conditions;

e Expansive soils may be treated in place by mixing them with lime. Lime-treatment alters the chemical
composition of the expansive clay materials such that the soil becomes non-expansive; or,

e Implement other engineering practices for mitigation of expansive soil conditions considered
appropriate by the Nevada County Department of Public Works.

Timing: Prior to commencing building construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: The Nevada County Department of Public Works.

Mitigation Measure 4.8.2: All project related utilities and infrastructure facilities shall be designed and
constructed consistent with the seismic standards of the Uniform Building Code for Zone 3.

Timing: Prior to commencing construction activities.

Reporting: Agency approval of grading or improvement permits.

Enforcement/Monitoring: Nevada County Department of Public Works.

Mitigation Measure 4.8.3: The project applicant shall consult a corrosion engineer to further define the
soil corrosion potential at the project site, or to determine the need or design parameters for cathodic
protection or grounding systems.

Timing: Prior to commencing construction activities.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Department of Public Works.

8. GREENHOUSE GAS EMISSIONS

Existing Setting: Greenhouse gases (GHGs) are those gases that trap heat in the atmosphere. GHGs are
emitted by natural and industrial processes, and the accumulation of GHGs in the atmosphere regulates the
earth’s temperature. GHGs that are regulated by the State and/or EPA are carbon dioxide (CO2), methane
(CH4), hydrofluorocarbons (HFCs), perfluorocarbons (PFCs), sulfur hexafluoride (SF6) and nitrous oxide
(NO2). CO2 emissions are largely from fossil fuel combustion. In California, approximately 43 percent of
the CO2 emissions come from cars and trucks. Electricity generation is another important source of CO2
emissions. Agriculture is a major source of both methane and NO2, with additional methane coming
primarily from landfills. Most HFC emissions come from refrigerants, solvents, propellant agents and
industrial processes, and persist in the atmosphere for longer periods of time and have greater effects at
lower concentrations compared to CO2. The adverse impacts of global warming include impacts to air
quality, water supply, ecosystem balance, sea level rise (flooding), fire hazards, and an increase in health
related problems.
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Assembly Bill 32 (AB 32), the California Global Warming Solutions Act, was adopted in September 2006
and requires that statewide GHG emissions be reduced to 1990 levels by the year 2020. This reduction will
be accomplished through regulations to reduce emissions from stationary sources and from vehicles. The
California Air Resources Board (ARB) is the State agency responsible for developing rules and regulations
to cap and reduce GHG emissions. In addition, the Governor signed Senate Bill 97 in 2007 directing the
California Office of Planning and Research to develop guidelines for the analysis and mitigation of the
effects of greenhouse gas emissions and mandating that GHG impacts be evaluated in CEQA documents.
CEQA Guidelines Amendments for GHG Emissions were adopted by OPR on December 30, 2009. The
Northern Sierra Air Quality Management District (NSAQMD) has prepared a guidance document,
Guidelines for Assessing Air Quality Impacts of Land Use Projects. Therefore, in order to satisfy CEQA
requirements, projects should make a reasonable attempt to quantify, minimize and mitigate GHG
emissions as feasible.

As such, the environmental and regulatory settings related to Greenhouse Gas Emissions provided in the
certified EIR adequately describe the setting for the proposed modified project.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Greenhouse Gas
Emissions in relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:
Would the project:

8a: Generate greenhouse gas emissions, either directly or indirectly, that may have a significant impact on
the environment?

As previously approved, the Higgins Marketplace project is a commercial shopping center, which consists
of an approximately 30,000-square-foot Holiday Market, an approximately 11,400-square-foot retail
building and 327 parking spaces. The proposed Car Wash would be constructed within an existing
approximately 6,000-square-foot area of the project site that has been graded, compacted and covered with
cedar bark shred on an approximately 0.96-acre parcel that is located northwest of the existing Holiday
Market Grocery Store.

As part of the proposed modified project, the applicant submitted a Comparative Greenhouse Gas Emissions
Analysis, prepared by RCH Group, dated May 9, 2021. Greenhouse Gas Emissions were estimated with
the California Emissions Model (CalEEMod) Version 2016.3.2, which is statewide land use emissions
model for quantifying air quality and Greenhouse Gas Emissions from land use projects in California. Long-
term operational emissions produced by motor vehicles, landscape maintenance, natural gas combustion
for space and water heating, electricity use, water/wastewater conveyance and solid waste disposal were
quantified. Estimated annual operational Greenhouse Gas Emissions from the previously approved project
are displayed below in Table 1 with operational emissions from the proposed modified project displayed
below in Table 2.
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Table 1: Approved Project Annual Operational
Greenhouse Gas Emissions

Source Metric Tons of CO2¢
(Carbon Dioxide Equivalents Per Year)
Area 0.1
Energy 547.8
Mobile 4,2883
Solid Waste 142.0
Water 18.3
Total 4,996.5

Table 2: Proposed Modified Project Annual Operational

Greenhouse Gas Emissions

Source Metric Tons of CO2e
(Carbon Dioxide Equivalents Per Year)
Area 0.1
Energy 319
Mobile 503.1
Solid Waste 7.0
Water 0.1
Total 542

Comparison of Previously Approved Project and Proposed Modified Project

The Proposed Modified Project would reduce annual operational Greenhouse Gas Emissions by
approximately 4,454.5 metric tons of CO2e per year when compared with the previously approved project.
Net annual operational Greenhouse Gas Emissions (Proposed Modified Project minus Previously Approved
Project) are displayed below in Table 3

Source Proposed Modified Previously Approved Net Emissions
Project Metric Tons of | Project Metric Tons of | Metric Tons of CO2e
CO2¢ Per Year CO2e¢ Per Year Per Year
Area 0.1 0.1 0
Energy 31.9 547.8 (515.9)
Mobile 503.1 4,288.3 (3,785.2)
Solid Waste 7.0 142.0 (135)
Water 0.1 18.3 (18.2)
Total 542 4,996.5 (4,454.5)

As evaluated above, the proposed modified project would result in a reduction in Greenhouse Gas
Emissions compared to the previously approved project. The proposed modified project would reduce
annual operational Greenhouse Gas Emissions by approximately 4,454.5 metric tons of CO2e per year
compared to the previously approved project. Therefore, as proposed the modified project would not
generate Greenhouse Gas Emissions, either directly or indirectly, that may have a significant impact on the
environment. The Proposed Project would not result in potentially significant Greenhouse Gas Emission
impacts for CEQA purposes and would provide a positive impact in comparison to the previously approved
project. Thus, for these reasons, the proposed modified project would not result in a change to the finding
in the certified EIR of less than significant impacts relative to the Greenhouse Gas Emissions. Therefore,
based on the foregoing, no new or revised mitigation measures are required.
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8b: Conflict with any applicable plan, policy or regulation of an agency adopted for the purpose of
reducing the emissions of greenhouse gases?

As noted above, the proposed modified project would reduce annual operational Greenhouse Gas Emissions
by approximately 4,454.5 metric tons of CO2e per year compared to the previously approved project. As
evaluated in the EIR and based on the submitted Comparative Greenhouse Gas Emissions Analysis report
prepared by RCH Group (May, 2021) the proposed modified project would not conflict with the County’s
Energy Action Plan or County General Plan. Assembly Bill 32, which is the principal State law adopted for
the purpose of reducing Greenhouse Gas Emissions, includes a quantitative goal of reducing emissions to
1990 levels by 2020. Statewide plans and regulations such as Greenhouse Gas Emissions standards for
vehicles and the low carbon fuel standard are being implemented at the statewide level, and compliance at
the specific plan or project level is not addressed. In September of 2016, Assembly Bill 32 was extended to
achieve reductions in Greenhouse Gas Emissions of 40 percent below 1990 levels by 2030. The new plan,
outlined in Senate Bill 32, involves increasing renewable energy use, putting more electric cars on the road,
improving energy efficiency, and curbing emissions from key industries. The assumption is that Assembly
Bill 32 and other regulations will be successful in reducing Greenhouse Gas Emissions and reducing the
cumulative Greenhouse Gas Emissions statewide by 2020 and beyond. The State has taken these measures,
because no project individually could have a major impact (either positively or negatively) on the global
concentration of Greenhouse Gas Emissions. Therefore, the proposed modified project would result in a
significant impact if it would be in conflict with State regulations such as Assembly Bill 32 and Senate Bill
32. The proposed modified project would not conflict with the State plans/regulations because the proposed
modified project would reduce Greenhouse Gas Emissions in comparison to the previously approved
project and the primary goal of these State plans/regulations is to reduce Greenhouse Gas Emissions.
Therefore, the Proposed Project would not conflict with an applicable plan, policy, or regulation adopted
for the purpose of reducing the emissions of Greenhouse Gas Emissions. Thus, for these reasons, the
proposed modified project would not result in a change to the finding in the certified EIR of less than
significant impacts relative to the Greenhouse Gas Emissions. Therefore, based on the foregoing, no new
or revised mitigation measures are required.

9. HAZARDS/HAZARDOUS MATERIALS

Existing Setting: The proposed modified project has the same setting related to Hazards and Hazardous
Materials as the approved project. The setting is fully described in the certified EIR.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Hazards / Hazardous
Materials in relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

Would the project:

9a: Create a significant hazard to the public or the environment through the routine transport, use, or
disposal of hazardous materials?

9b: Create a significant hazard to the public or the environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous materials into the environment?
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The project as proposed is an application for a Development Permit to construct an approximately 3,452-
Square-Foot Quick Quack Drive-Through Car Wash, within the Higgins Marketplace Shopping Center.
The subject project site is currently un-developed and is located within the existing Higgins Marketplace,
and contains an existing approximately 6,000-square-foot graded building pad, within an approximately
0.96-acre parcel that was previously approved to allow the development of a 6,000-square-foot sit-down
restaurant. Development would include the construction of the proposed drive-through car wash along with
fourteen (14) self-service vacuum parking spaces, located under two detached approximately 9-foot tall
canopies with a combined size approximately 2,392 square feet. Further development would include the
construction of an approximately 238-square-foot QB Pay Station with an approximately 442-square-foot,
9-foot tall covered Pay Station canopy which would located across the proposed access driveway leading
to the car wash tunnel.

Construction of the proposed Car Wash would require the use of heavy equipment and machinery, such as
trucks and pavers, the operation of which could result in spill or accidental release of hazardous materials
including fuels, engine oil, engine coolant, and lubricants. The transport, storage, labeling, use and disposal
of any hazardous materials would be subject to federal, state and local regulations, which would minimize
risks associated with hazardous materials during construction. Furthermore, as evaluated in the EIR,
Mitigation Measure MM 4.3.2a, was applied which would require a designated staging area be designated
for the refueling and maintenance of heavy equipment used during the projects construction. While the risk
of exposure to hazardous materials cannot be eliminated, measures can be implemented to reduce risk to
acceptable levels through the implementation of MM 4.3.2a, which would be obligatory for the proposed
modified project. Therefore, the potential to create a significant hazard to the public or environment from
the use of fuels, engine oil, engine coolant, and lubricants during construction of the proposed Fuel Station
would be less than significant. As proposed, implementation of these Mitigation Measures would be
obligatory for the proposed modified project and would therefore, not result in a change to the finding in
the certified EIR of less than significant impact relative to the impacts related to these above-described
impacts. Implementation of these mitigation measures would be obligatory for the proposed modified
project. Based on the foregoing, no new or revised mitigation measures are required.

As outlined by the applicant, Quick Car Wash does not use any acids or other corrosive materials as part of
their car was operation as their shampoos and soaps are water soluble and biodegradable. As outlined in the
applicants operations plan, 100 percent of the water utilized for car washing is reclaimed and recycled. The
wash water is pumped back into onsite storage tanks and through cleaning and filtering equipment to be
reused. As required for all car washes by the Nevada County Department of Environmental Health, the
proposed modified project would be required as a condition of approval to file a Hazardous Materials
Business Plan and obtain a Unified Program Permit. The applicant must adhere to all applicable codes and
regulations regarding the storage of hazardous materials and the generation of hazardous wastes set forth
in California Health and Safety Code Section 25500 — 25519 and 25100 — 25258.2 including the electronic
reporting requirement to the California Environmental Reporting System (CERS).

Furthermore, as discussed under Impact 4.3.2 within the EIR, 4.7.1 in Section 4.7, Hydrology and Water
Quality, the proposed project would be required to develop and implement a Storm Water Pollution
Prevention Plan (SWPPP) listing best management practices (BMPs) that would be used to prevent or
reduce the movement of sediment, nutrients, pesticides, and other pollutants from the construction site to
surface water or groundwater. BMPs identified in the SWPPP would prevent spills associated with the use
and handling of hazardous materials during construction activities from leaving the construction site and
creating a significant hazard to the public or to the environment.

Therefore, given the above discussion, the proposed modified project would not result in the accidental
release of hazardous materials into the environment. For these reasons, the proposed modified project would
not result in a change to the finding in the certified EIR of less than significant impacts relative to the
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creation of hazards to the public or the environment through the reasonably foreseeable upset and accident
conditions involving the release of hazardous materials into the environment. Based on the foregoing, no
new or revised mitigation measures are required.

9c: Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed school?

The subject project site is not located within one-quarter mile of an existing or proposed school. Therefore,
for these reasons the proposed modified project would not change the finding in the certified EIR of not
impact related to hazardous emissions or substances near a school.

9d: Be located on a site which is included on a list of hazardous materials sites compiled pursuant to
Government Code Section 65962.5 and, as a result, create a significant hazard to the public or the
environment?

The subject project site property is not within or adjacent to any hazardous materials sites compiled pursuant
to Government Code Section 65962.5. Therefore, for these reasons the proposed modified project would
not change the finding in the certified EIR of not impact related to the placement of the project on a
hazardous waste site.

9e: For a project located within an airport land use plan or, where such a plan has not been adopted,
within two miles of a public airport or public use airport, would the project result in a safety hazard or
excessive noise for people residing or working in the project area?

The subject project site is not located within airport land use plan nor is it located within two miles of a
public airport or public use airport. Therefore, for these reasons the proposed modified project would not
change the finding in the certified EIR of no impact related to people residing or working the vicinity of a
public or private airport.

of: Impair implementation of or physically interfere with an adopted emergency response plan or
emergency evacuation plan?

The EIR discussed that the Nevada County and Nevada Operational Area Emergency Operations Plan is
considered to be the planning tool for emergency evacuation of threatened populations in Nevada County.
The Nevada County General Plan identifies primary and secondary emergency evacuation routes in
accordance with the Emergency Operations Plan. Although specific evacuation plans are developed on-site
and are dependent on the type of incident and the urgency of the impending threat, the County’s General
Plan generally identifies interstates, freeways, highways, and principal arterial routes as primary evacuation
routes. Such routes provide the highest levels of capacity and contiguity and serve as the primary means of
egress during an evacuation from Nevada County. Routes designated on the General Plan Land Use Maps
as minor arterial and major collector routes are considered secondary evacuation routes. These routes
supplement the primary evacuation routes and provide egress from local neighborhoods and communities
(Nevada County 1996, p. 10-3).

As proposed, the modified project would not alter any allowable residential density, in the nearby area,
change any of the existing road networks, or alter any existing emergency evacuation plans. The Nevada
County Office of the Fire Marshal and the Nevada County Higgins Fire Protection District has reviewed
the proposed modified project and did not comment on any adverse impacts related to emergency response
or evacuation plans. Furthermore, occupants and employees of the project site would be notified of incident-
and threat-specific evacuation plans via Public Address Systems, High-Low systems on law enforcement
vehicles; local media via radio and television (including activation of the Emergency Alert System for local
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media outlets); and mass notification via landline, cellular telephone, and the Nevada County Code Red
System.

For these reasons, the proposed modified project would not result in a change to the finding in the certified
EIR of less than significant impact relative to impairing implementation of or physically interfering with
an adopted emergency response plan or emergency evacuation plan. Based on the foregoing, no new or
revised mitigation measures are required.

9g: Expose people or structures, either directly or indirectly, to a significant risk of loss, injury or death
involving wildland fires?

As discussed in the setting of the Hazardous Materials / Human Health section of the certified EIR, the
proposed modified project site would be located in the State Responsibility Areas and is primarily in a high
Fire Hazard Severity Zone located within the developed portion of the existing Higgins Marketplace.

As required by the approved project, the proposed modified project would be required to comply with the
2019 California Building Standards Code (Title 24 of the California Code of Regulations) and Defensible
Space Requirements (Public Resources Code Sections 4290 and 4291), which establish minimum standards
for materials and material assemblies to provide a reasonable level of exterior wildfire exposure protection
for buildings in wildland-urban interface areas, the use of ignition-resistant materials and design to resist
the intrusion of flame or burning embers projected by a vegetation fire, and the provision of defensible
space around all structures. As discussed in the EIR and as would be required for the proposed modified
project, the proposed Fuel Station would be required to meet the Wildland-Urban Interface Fire Area
Building Standards and all other required 2019 California Building Standards Code.

In addition, the proposed project would be required to comply with all applicable Nevada County Code
requirements intended to mitigate effects of wildland fire exposure within the State Responsibility Areas.
According to the Code, the requirements contained in Chapter XVI (Fire Safety Regulations), as well as
Chapter II (Zoning Regulations), Chapter IV (Subdivision Regulations), Chapter VII (Street Addressing
and Naming), and Chapter V (Buildings) and County adopted road standards collectively provide the
necessary minimum wildfire protection standards to minimize public safety effects with the establishment
of land uses and buildings within SRA lands within Nevada County.

As discussed in the EIR, compliance with the California Building Standards Code, the defensible space
requirements included in the Public Resources Code, and all applicable Nevada County Code requirements
would ensure that the proposed modified project would provide the necessary wildfire protection standards
to minimize the safety effects of being located in the SRA. In fact, the Nevada County Code would require
the proposed modified project to incorporate defensible space design consistent with Public Resources Code
Section 4291, which according to the NEU Unit Fire Plan, is the single most effective method to protect
personal and real property from wildland fires.

Therefore, as discussed above, the proposed modified project would not result in a change to the finding in
the certified EIR of less than significant with the adopted mitigation measures. For these reasons, the
proposed modifications to project do not result in a change to the conclusion in the certified EIR of less
than significant impacts relative to the addressing project impacts unique to evacuating the site population
in a manner consistent with County and state regulations on managing exposure to wildland fire hazards.

Cumulative Impacts

As evaluated in the EIR and based on the proposed modified project impacts of the approved project would
combine with impacts of past, present and reasonably foreseeable project which would result in the use,
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transport, and handling of hazardous materials including gasoline and diesel and could create a hazard to
the public a result of the construction of the proposed Car Wash. As concluded by the EIR and as further
evaluated in this Addendum to the EIR, while the development and operation of the Car Wash could result
in spill or accidental release of potentially hazardous materials, including soaps and shampoos. The
transport, storage, labeling, use and disposal of any hazardous materials would be subject to federal, state
and local regulations, which would minimize risks associated with hazardous materials during construction.
Furthermore, as evaluated in the EIR, Mitigation Measure MM 4.3.2a, was applied which would require a
designated staging area to be designated for the refueling and maintenance of heavy equipment used during
the projects construction. While the risk of exposure to hazardous materials cannot be eliminated, measures
can be implemented to reduce risk to acceptable levels through the implementation of project specific
mitigation measures and project conditions of approval. In addition, impacts associated with hazards
materials are generally site specific and each individual project is responsible for mitigating its specific
risks. Therefore, the proposed modified project would not create new or substantially more adverse impacts
to hazardous materials than those disclosed in the certified Higgins Marketplace EIR and would be
mitigated to the maximum extent practicable by the incorporation of all feasible and applicable mitigation
measures.

Mitigation: To mitigate potential impacts related to the release of potentially hazards materials the
following mitigation measure shall apply:

Mitigation Measure 4.3.2a: Project grading and construction permits shall designate staging areas where
fueling, oil-changing and maintenance activities are permitted. No fueling and oil-changing activities shall be
allowed outside the designated staging areas. The staging areas, as much as practicable, shall be located on
level terrain. Staging areas shall not be located within 200 feet of any stream channels or wetlands. The
proposed staging areas shall be identified in the Storm Water Pollution Prevention Plan (SWPPP), which shall
be reviewed and approved by the Regional Water Quality Control Board as part of the NPDES permit process.
Timing: Prior to issuance of grading permits.

Reporting: Agency approval of grading or improvement permits.

Responsible Agency: Nevada County Community Development Agency, Planning Department.

10. HYDROLOGY / WATER QUALITY

Existing Setting: The proposed modified project would be located on the same project site as the approved
project and therefore has the same setting related to Hydrology / Water Quality, including the same
hydrologic and flooding history, climate, surface and groundwater background, as soils, as the approved
project. The setting is fully described in the certified EIR.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Hydrology / Water
Quality in relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

Would the project:

10a: Violate any water quality standards or waste discharge requirements or otherwise substantially
degrade surface or ground water quality?
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10e. Conflict with or obstruct implementation of a water quality control plan or sustainable groundwater
management plan?

As disused in the certified EIR, construction of the proposed project would introduce sediments and other
contaminants typically associated with construction into storm water runoff, potentially resulting in the
degradation of downstream surface water and groundwater quality. Storm water flowing over the project
site during construction could carry various pollutants downstream such as sediment, nutrients, bacteria and
viruses, oil and grease, heavy metals, organics, pesticides, gross pollutants, and miscellaneous waste. These
pollutants could originate from soil disturbances, construction equipment, building materials, and workers.
The proposed project has the potential to result in the generation of new dry weather runoff containing these
pollutants and also has the potential to increase the concentration and/or total load of the pollutants in wet
weather storm water runoff. Erosion potential and the possibility of water quality impacts are always present
during construction and occur when protective vegetative cover is removed and soils are disturbed. In the
case of the proposed modified project, it is primarily the grading and cut/fill associated with the site
improvements, utilities, roadways, and building pad for the Car Wash that could contribute to erosion and
water quality degradation. The EIR applied Mitigation Measures MM 4.7.1a, MM 4.7.1c and MM 4.7.2 as
discussed under Impact 4.7.1 and Impact 4.7.2 of the certified EIR to ensure that soil disturbance associated
with construction activities for the previously approved could cause soil erosion and sedimentation or the
release of other pollutants in wet weather storm water runoff which would be obligatory for the proposed
modified project/

The EIR conclude that in addition to statewide regulations, the proposed project would be subject to the
requirements of Nevada County Chapter V, Article 19 of the Nevada County Land Use and Development
Code requiring a grading permit. As part of the grading permit, the applicant would be required to submit a
final grading, drainage and erosion and sediment control plan that would be approved by the Nevada County
Building Department prior to issuance of grading or improvement plans.

An increase in impervious surface area would increase runoff potentially containing oil and grease, heavy
metals, chemicals, and other urban pollutants. Runoff from the proposed landscape areas could also
contribute pollutants from fertilizers and pesticides. The project proposes a drainage collection system
consisting of both roadside ditches and underground drainage pipes. Runoff would be directed to water
quality treatment facilities such as infiltration trenches and/or retention ponds prior to returning to sheet
flow to connect to natural swales located on the site. Furthermore, consistent with the post-construction
requirements of the State Water Resources Control Board General Construction Permit, best management
practices will be implemented and low impact development (LID) techniques will be utilized to minimize
off-site drainage and water quality degradation through the incorporation of Best Management Practices
(BMPs). Incorporation of LID techniques into the proposed development and implementation of appropriate
BMPs post-construction would remove sediment and pollutants from site runoff and minimize impacts to
downstream surface water and groundwater resources.

Therefore, the proposed modified project would not result in a change to the finding in the certified EIR of
less than significant impacts relative to the violation of any water quality standards of waste discharge
requirements or otherwise substantially degrade surface or ground water quality. Based on the foregoing,
no new or revised mitigation measures are required.

10b: Substantially decrease groundwater supplies or interfere substantially with groundwater recharge
such that the project may impede sustainable groundwater management of the basin?

The EIR concluded that with development of the project, some of the pervious soils on the site will be
replaced with impervious surfaces such as paving, roads and buildings. The addition of impervious surfaces
would decrease the area available for water penetration, thereby reducing local groundwater recharge

Page 50 of 72



Quick Quack Car Wash — PLN21-0161; DVP21-1; EIS21-0004
May 6, 2022

potential. However, all runoff from impervious surfaces would be directed to water quality treatment
facilities such as infiltration trenches and/or retention ponds prior to returning to sheet flow to connect to
natural swales located on the site. Therefore, because runoff would eventually be directed to areas with
pervious surfaces such as natural swales, and because the area designated as open space would continue to
provide for groundwater recharge, the potential reduction in groundwater recharge associated with the
project is small. Furthermore, the project’s domestic water demands will be met by surface water supplies
provided by the Nevada Irrigation District (NID) rather than utilizing groundwater resources. Irrigation
water demands have not been indicated as being supplied by groundwater.

Therefore, the proposed modified project would not result in a change to the finding in the certified EIR of
less than significant impacts relative to the violation of any water quality standards of waste discharge
requirements or otherwise substantially degrade surface or groundwater supplies or interfere substantially
with groundwater recharge. Based on the foregoing, no new or revised mitigation measures are required.

10c: Substantially alter the existing drainage pattern of the site or area, including through the alteration
of the course of a stream or river or through the addition of impervious surfaces, in a manner that
would:

10ci: Result in substantial erosion or siltation on- or off-site;
10d: In flood hazard, tsunami, or seiche zones, risk release of pollutants due to project inundation?

10f:  Place housing within a 100-year flood hazard area as mapped on a federal Flood hazard Boundary
or Flood Insurance Rate Map or other flood hazard delineation map?

10g: Place within a 100-year flood hazard area structures that would impede or redirect flood flows?

As described under Impact 3.9.4 above, the project includes the construction of a drainage system to manage
drainage on the site and prevents any such ponding or drainage problems which includes the preparation of
a detailed drainage report which is consistent with Nevada County Standards as required by Mitigation
Measures MM 4.7.4, MM 4.7.5a, MM 4.7.5b which would be obligatory for the proposed modified project.
Thus, the proposed modifications to the project would not result in a change to the finding in the certified
EIR of less than significant impact relative to these impacts. Therefore, no people or structures would be
exposed to risk of flooding and this impact would be less than significant. It should also be noted that the
project would not place development within, or within 100 feet of a 100-year floodplain. Therefore, the
project is not required to prepare a Management Plan pursuant to the Nevada County Land Use and
Development Code, Section L-II 4.3.10. Implementation of these mitigation measures would be obligatory
for the proposed modified project. Based on the foregoing, no new or revised mitigation measures are
required.

10cii-iv:

ii. Substantially increase the rate or amount of surface runoff in a manner which would result in flooding
on- or offsite?

iii: Create or contribute runoff water which would exceed the capacity of existing or planned storm water
drainage systems or provide substantial additional sources of polluted run-off; or

iv: Impeded or redirect flood flows?
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The proposed drainage system for the modified project would consist primarily of open roadside ditches as
well as underground drainage pipelines where greater capacity is required. These drainage facilities will
direct runoff to water quality treatment facilities such as infiltration trenches and/or retention ponds prior to
returning to sheet flow to connect to natural swales located on the project site. The proposed drainage plan
and associated drainage study will be reviewed by County staff to ensure that it has adequate capacity to
manage anticipated storm water drainage on the site and to prevent any on- or off-site flooding. Furthermore,
the proposed water quality treatment facilities and other erosion control measures to be implemented during
and post-construction pursuant to the State’s NPDES requirements (see Impact 4.7.1 in the EIR) would
minimize soil erosion and sedimentation. Based on the foregoing, no new or revised mitigation measures
are required.

Cumulative Impacts

The EIR concluded that existing, approved, proposed, and reasonably foreseeable development could alter
drainage conditions, rates, volumes, and water quality, which could result in potential flooding and
stormwater quality impacts within the overall watershed. However, as discussed in above in 10a-g,
proposed project site design, including the proposed drainage system, water quality treatment facilities such
as infiltration trenches and retention ponds, would reduce the project’s contributions to cumulative runoff,
water quality, and flooding impacts and would be less than cumulatively considerable with the
implementation of Mitigation Measures MM 4.7.1a, MM 4.7.1c and MM 4.7.2 and MM 4.7.4, MM 4.7.5a,
MM 4.7.5b. Thus, based on the above discussion, the proposed modified project when combined with the
impacts of past, present and reasonably foreseeable projects, would not create a substantial adverse effected
related to Hydrology / Water Quality. For these reasons, the proposed modifications to the project do not
create a new or substantially more adverse cumulative impacts to Hydrology / Water Quality than those
disclosed in the certified Higgins Marketplace EIR and would be mitigated to maximum extent practicable
by the incorporation of all feasible and applicable mitigation measures.

Mitigation: To mitigate potential impacts related to alterations of drainage features and storm water quality
from construction and operation activities, the following mitigation measures shall apply:

Mitigation Measure 4.7.1a:  Prior to the issuance of grading permits, the project applicant shall prepare
a spill prevention and countermeasure plan describing measures to ensure proper collection and disposal of
all pollutants handled or produced on the site during construction, including sanitary wastes, cement, and
petroleum products. The plan shall be submitted to the County for approval and incorporation into the
SWPPP. All construction contractors shall comply with the spill prevention and countermeasure plan.
Timing: Prior to issuance of grading permits.

Reporting: Approval of grading or improvements permits

Responsible Agency: Nevada County Department of Public Works and CVRWQCB

Mitigation Measure 4.7.1c:  The project applicant shall develop and submit an erosion control plan, per
Higgins Area Plan Policy 6, to manage site erosion during construction of the project. The developer shall
be required to incorporate BMPs to provide for the removal and control of sediments and pollutants in site
runoff to acceptable levels prior to discharge into downstream facilities.

Timing: Prior to issuance of grading permits and improvement plans.

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works and CVRWQCB

Mitigation Measure 4.7.2: Prior to the approval of improvement plans for each commercial center
and for future light industrial and office uses, the applicable project applicant shall submit a water quality
control program to the County. This program will specify the design of planned water quality facilities in
the project’s drainage system and will include the following items:
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e All storm drain inlets and oil separators will be routinely cleaned and maintained during the dry months
of July through September. The program will also establish maintenance responsibility, funding and
schedules for servicing the drainage system.

e Storm drain inlets will also be labeled No Dumping — Drains to Streams.

Energy dissipaters will be incorporated into drainage outlets into Ragsdale Creek.

o Sediment basins will include appropriate vegetation to naturally filter the drainage flows.

The water quality control program may be incorporated into the final Wetland/Riparian Enhancement
Plan and Flood Control Plan for Ragsdale Creek and will require County approval.

Timing: Prior to the approval of improvement plans

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works and CYRWQCB.

Mitigation Measure 4.7.4: The project applicant shall prepare a detailed drainage report consistent
with County standards for submittal with the improvements plans. The drainage report shall include the
following:

e An accurate calculation of the existing runoff coefficient conditions and anticipated flow conditions
as a result of buildout of the Ragsdale Creek drainage basin.

o A detailed analysis of the effects that the project will have on peak flow conditions at the State Route
49 culvert and other downstream facilities. No net increase to 100-year storm event peak year
discharged may be realized within the State’s highway right of way and/or Caltrans drainage facilities
as a result of the project. The analysis associated with the State Route 49 culvert shall be submitted to
Caltrans for their review and concurrence.

e Ifincreased drainage flows of the project are anticipated to contribute to drainage capacity deficiencies
for downstream facilities during peak flow conditions, the project shall include onsite detention
facilities adequate to mitigate project increases to peak flow conditions.

e Proof that the drainage report was prepared by a registered Civil Engineer.

Timing: Prior to the approval of improvement plans

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works

Mitigation Measure 4.7.5a:  Prior to site grading, a detailed set of improvement plans with drainage
design will be developed that analyzes the flow of drainage before and after grading.

Timing: Prior to issuance of grading permit

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works

Mitigation Measure 4.7.5b:  Detention and conveyance facilities shall be designed to ensure that
drainage flows are not discharged from the site in quantities or at velocities above those conditions that
exist prior to grading.

Timing: Prior to approval of improvement plans.

Reporting: Approval of grading or improvement permits

Responsible Agency: Nevada County Department of Public Works and CYRWQCB.

11. LAND USE / PLANNING

Existing Setting: The proposed modified project would be located on the same project site as the approved
project. As such, the regional and local land use and planning environmental and regulatory setting for the
approved project, providing detail in the certified EIR, also applies to the proposed modified project.
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Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Land Use / Planning
in relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:
Would the project:
11a: Physically divide an established community?

As disclosed in the certified EIR, division of a community commonly occurs as a result of development of
physical features that constitute a barrier to easy and frequent travel between two or more constituent parts
of a community. For example, a large freeway structure with a few crossings could effectively split a
community. The proposed modified project would construct a proposed Quick Quack Car Wash within the
existing Higgins Marketplace. The project site has been developed as the Higgins Marketplace commercial
shopping center and is served by existing public roadways. Therefore, similar to as disclosed in the certified
EIR, the proposed modified project would not create a barrier to travel between or to parts of a community.
For this reason, the EIR determined that the approved project would have no impact resulting from a conflict
with physically dividing a community.

11b: Cause a significant environmental impact due to a conflict with any land use plan, policy, or regulation
adopted for the purpose of avoiding or mitigating an environmental effect?

As proposed, the modified project would allow for the development of a Car Wash within the existing
Higgins Marketplace shopping center. Pursuant to the requirements of Nevada County Land Use and
Development Code, Section L-II 2.4, the subject project site is zoned C2 (Community Commercial). The
District provides for wide range of retail and service uses that serve the varied needs of large geographic
areas. This district is consistent with all General Plan designations provided the proposed land uses are
consistent with those designations within which the project is located.

Thus, given the above discussion, the proposed modifications to the project would not result in a change to
the finding in the certified EIR of less than significant impacts relative to conflicts with applicable land use
plans, policies or regulations. Based on the foregoing, no new or revised mitigation measure are required.

Cumulative Impacts

The EIR concluded that, because the approved project would not physically divide an established
community; conflict with local plans, policies, or regulations; or conflict with any applicable Habitat
Conservation Plan or Natural Community Conservation Planning program. Generally, land use conflicts
are site-specific and do not result in cumulative impacts. Site-specific incompatibility issues are addressed
and mitigated on a project-by-project basis through implementation of the County’s General Plan policies,
Zoning Regulations, and Design Guidelines, as well as through the environmental review process. Thus,
the proposed modifications to the project would create new or more substantially more adverse cumulative
impacts to Land Use and Planning than those disclosed in the certified Higgins Marketplace EIR and would
be mitigated to the maximum extent practicable by the incorporation of all feasible and applicable
mitigation measures.
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13. NOISE

Existing Setting: The General Plan and the Nevada County Land Use and Development Code establishes
maximum allowable noise levels for land use projects. As described in the project description, the site is
located within the existing Higgins Marketplace of southern Nevada County and is characterized by
commercial development located adjacent to Highway 49.

The proposed modified project would be located on the same project site as the approved project as
evaluated by the certified EIR. As such, the noise setting for the approved project, provided in detail in the
certified EIR, also applies to the proposed modified project.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Noise in relation to
the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

13a: Generation of a substantial temporary or permanent increase in ambient noise levels in the vicinity of
the project in excess standards established in the local General Plan or noise ordinance, or applicable
standards of other agencies?

The certified Higgins Marketplace EIR evaluated the approved project for temporary noise impacts related
to construction as well as long term noise impacts related to operation of the proposed project as they would
relate to the project and surrounding sensitive noise receptors. As noted in the EIR, noise-sensitive land
uses are generally considered to include those uses where noise exposure could result in health-related risks
to individuals, as well as places where quiet is an essential element of their intended purpose. Residential
dwellings are of primary concern because of the potential for increased and prolonged exposure of
individuals to both interior and exterior noise levels. Additional land uses such as parks, historic sites,
cemeteries, and recreation areas are also considered sensitive to increases in exterior noise levels. Schools,
churches, hotels, libraries, and other places where low interior noise levels are essential are also considered
noise-sensitive land uses.

As disclosed in the in the certified EIR and based on the noise analysis prepared by J.C. Brennan &
Associates (2005), for the approved project, and the project specific noise analysis prepared by MD
Acoustics (2021) the proposed modified project would generate noise during construction that is typically
associated with the operation of off-road equipment, including excavation equipment, material handlers,
and portable generators. In addition, based on the above-described noise analyses and as evaluated in the
certified EIR the proposed modified project would generate operational noise impacts, which are typical of
a Car Wash, and would be compliant with Nevada County Land Use and Development Code, Section L-II
4.1.7 — Noise.

Based on the report noise levels associated with individual construction equipment can reach levels of up
to approximately 90 dBA Lmax (J.C. Brennan 2005). Noise from localized point sources, such as
construction sites, typically decreases by approximately 6 dBA with each doubling of distance from source
to receptor. Given this noise attenuation rate and typical construction equipment noise levels and usage
rates, combined noise levels associated with construction activities can reach levels of up to approximately
84 dBA Leq at 50 feet (USEPA 1971). Depending on the location and type of construction activities
conducted, construction-generated noise levels at the nearest existing offsite residential land uses, which
are located north of the project site.
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As discussed, above, similar to the approved project, construction activities for the proposed modified
project would result in temporary, low-level noise impacts at the nearest residences closest to the subject
project site primarily associated with excavation and earthmoving equipment. Mitigation Measure MM
4.5.1 would limit construction activities (excluding activities that would result in a safety concern to the
public or construction workers, would be limited to the hours of 7 AM and 6 PM, Monday through Friday
and 8 AM and 5 PM on Saturdays. In addition, the Mitigation Measure would also require that equipment
be properly maintained and be equipped with noise-reduction intake and exhaust mufflers that would reduce
levels by approximately 10dBA. Implementation of this mitigation measure would be obligatory for the
proposed modified project.

As discussed above, the construction and operation of the proposed modified project would have similar
impacts on the exposure of persons to noise levels in excess of the Nevada County Noise Standards.
However, with the implementation of Mitigation Measure MM 4.5.1 these impacts would be less than
significant, as concluded by the EIR, relative to conflicts with the adopted Nevada County Noise Standards.
Based on the foregoing, no new or revised mitigation measures are required.

13b: Generation of excessive ground borne vibration or ground borne noise levels?

The EIR concluded that the construction and of the approved project would not be projected to exceed
applicable ground borne vibration criteria at nearby land uses sensitive noise receptors given that the
construction activities based on the project would not require the use of pile drivers. As proposed, the it is
anticipated that the modified project would also not require the use of pile drivers for construction and
would rely on typical construction methods for a for the proposed Car Wash and associated development.
Furthermore, as proposed, it is anticipated that operation of the proposed Fuel Station would not generate
excessive ground borne vibration, beyond which is allowed in the Nevada County General Plan due to its
relatively quiet operation. Therefore, the proposed modified project would not result in a change to the
finding in the certified EIR of less than significant impacts relative to the generation of excessive ground
borne vibration or ground borne noise levels. Based on the foregoing, no new or revised mitigation measures
are required.

13c: For a project located within the vicinity of a private airstrip or an airport land use plan or, where
such a plan has not been adopted, within two miles of a public airport or public use airport, would
the project expose people residing or working in the project area to excessive noise levels?

The EIR concluded that the project site is not in the vicinity of a public or private airport; the closest airport
to the project site is the Auburn Municipal Airport, located over 4 miles to the south. The project site is not
located within two miles of a public airport or public use airport, nor would the implementation of the
proposed modified project affect airport operations or result in increased exposure of noise-sensitive
receptors to aircraft noise. Therefore, for these reasons, the proposed modified project would not result in
a change to the finding in the certified EIR of less than significant impacts to the exposure of people residing
or working in the project area to aircraft noise. Based on the foregoing, no new or revised mitigation
measures are required.

Cumulative Impacts

The impacts of the approved project, when combined with the impacts of past, present, and reasonably
foreseeable projects, would not create a substantial adverse effect related to Noise. For these reasons, the
proposed modifications to the project do not create new or substantially more adverse cumulative impacts
to noise levels that those disclosed in the certified Higgins Marketplace EIR and would be mitigated to the
maximum extent practicable by the incorporation of all feasible and applicable mitigation measures.
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Mitigation Measures: To reduce potentially significant impacts associated with construction noise, the
following mitigation measure shall be noted on improvement plans:

Mitigation Measure 4.5.1: The project applicant and all successors in interest shall ensure that construction
activities adhere to the following measures with respect to hours of operation, muffling of internal
combustion engines, and other factors that affect construction noise generation and its effects on noise-
sensitive land uses:

e Restrict construction activities to between the hours of 7:00 a.m. and 6:00 p.m. Monday through Friday.
Restrict construction activities between the hours of 8:00 a.m. and 5:00 p.m. on Saturdays. No
construction activities shall occur on Sundays.

e All equipment shall be fitted with factory-equipped mufflers, and shall be in good working order.

o Locate all staging areas for equipment as far as possible from residential areas.

Timing: The requirements shall be reflected on all grading and improvement plans and shall be placed in
all construction contracts for individual contractors throughout the grading and construction process.
Reporting: Agency approval of grading or improvement plans.

Responsible Agency: The Nevada County Department of Public Works

15. PUBLIC SERVICES

Existing Setting: The following public services are provided to this site:

The environmental setting for Public Services and Utilities is the same as described in the certified EIR. As
such, the environmental and regulatory settings related to public services and utilities in the certified EIR
adequately describes the setting for the proposed modified project.

Fire: The Higgins Fire Protection District (HFPD) District provides fire protection services to this site.
Police: The Nevada County Sheriff provides law enforcement services.

Water: Public water would be provided to the site through the Nevada Irrigation District (NID).
Transit: Nevada County Transit Services would provide bus service to the project site.

Sewer: Public sewer would be provided to the site through the Nevada County Sanitation District No. 1

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Public Services in
relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

15a: Result in substantial adverse physical impacts associated with the provision of or need for new or
physically altered governmental facilities, the construction of which could cause significant
environmental impacts, in order to maintain acceptable service ratios, response times or other
performance objectives for any of the following the public services:

Fire Protection:
As was evaluated in the EIR, the approved project is located within the Higgins Fire Protection District and

the District has indicated that they can serve the project. As proposed, the modified project would be the
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construction of a proposed approximately 3,452-square-foot Car Wash on an existing approximately 6,000-
square-foot graded building pad within the Higgins Marketplace commercial shopping center.

As previously approved, all development related to the buildout of the modified project would be required
to meet the minimum standards of the California Fire Code and the requirements of the Nevada County
Land Use and Development code for fire flow, access and fuel modification. As shown on the submitted
site plan, the area in which the Car Wash would be located has already been developed and contains existing
fire hydrants, access driveways and would be required to meet all required fire safe standards prior to
building permit issuance and final occupancy approval.

These improvements were constructed as part of the construction of the existing Higgins Marketplace and
would not result in greater impacts that those identified for the project construction in the relevant sections
of the certified EIR and this Addendum. Thus, the proposed modifications to the project would not result
in a change of to the finding in the certified EIR of less than significant impact. Based on the foregoing, no
new or revised mitigation measures are required.

Cumulative Impacts

The impacts of the approved project, when combined with the impacts of past, present, and reasonably
foreseeable projects, would not create a substantial adverse effect related to Fire Protection. Implementing
the proposed modified project would place demands on general governmental services and facilities
provided by the County, which include, but are not limited to, fire services. All projects are assessed with
development impact fees, which are used to off-set the cost of capital improvements needed to support new
development. All projects are subject to review by the HFPD and the County’s Fire Marshall to ensure
consistency with the Nevada County Fire Plan and California Fire Code requirements. Each project’s
impacts are evaluated and mitigation established a project-by-project basis. For these reasons, the proposed
modifications to the project do not create new or substantially more adverse cumulative impacts to Fire
Protection than those disclosed in the certified Higgins Marketplace EIR and would be mitigated to the
maximum extent practicable by the incorporation of all feasible and applicable mitigation measures.

Police Protection:

As was evaluated by the EIR, the approved project would receive law enforcement services from the
Nevada County Sheriff Office. All projects are assessed with development fees which are deposited into
the general fund to support increased impacts to the County’s public services. The Nevada County Sheriff’s
Department receives funding from Nevada County’s General Fund and a number of other state and federal
grant funding sources. In addition, the proposed modified project, similar to the previously approved project
would result in increased sales tax revenues to the General Fund that would also assist in offsetting
increased costs associated with law enforcement. Thus, the proposed modifications to the project would not
result in a change in the finding in the certified EIR of less than significant impacts relative to Law
Enforcement services. Based on the foregoing, no new or revised mitigation measures are required.

Cumulative Impacts

The impacts of the approved project, when combined with the impacts of past, present, and reasonably
foreseeable projects, would not create a substantial adverse effect related to Law Enforcement. The County
will generate revenue for police services through property taxes on new development, property tax
increment (existing and new development), sales tax and state and federal grant sources. The need for
additional funding sources, equipment or personnel is evaluated as part of the CEQA process prior to the
consideration of any new project, similar the evaluation of the proposed modified project in this Addendum.
If the County determines that a future project requires additional Sheriff’s services, conditions of approval,
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mitigation measures and/or changes to County ordinances can be used to result in new services. At this
time, and with the cumulative projects that were evaluated as part of the certified EIR, the cumulative
service impacts associated with the proposed modified project are addressed through payment of the
appropriate taxes. For these reasons, the proposed modifications to the project would not create new or
substantially more adverse cumulative impacts to Law Enforcement Services than those disclosed in the
certified Higgins Marketplace EIR and would be mitigated to the maximum extent practicable by the
incorporation of all feasible and applicable mitigation measures.

Schools:

As proposed, the modified project would allow for the construction of a proposed Car Wash to be located
northwest of the existing Holiday Market Grocery Store within the Higgins Marketplace, which would be
a commercial development. Therefore, no students would be generated as a result of the proposed modified
project. However, payment of school developer fees associated with the proposed modified project would
more than cover any employees that could potentially bring a child into the local school districts. The
payment of the school developer fees would reduce the impact of the project on school facility needs to less
than significant and would not result in any physical effects to the environment. Thus, the proposed
modifications to the project would not result in a change in the finding in the certified EIR of less than
significant impacts relative to Public Schools. Based on the foregoing, no new or revised mitigation
measures are required

Cumulative Impacts

As was disclosed in the certified EIR, and based on the proposed modified project to allow the construction
of a Car Wash it is anticipated that there would not be an increase in student population within either the
Nevada Joint Union High School District or the Pleasant Ridge Union School District associated with the
proposed modified project. Pursuant to the EIR, SB 50 enables school districts to levy developer impact
fees on new residential, commercial, and industrial development. For these reasons, the proposed
modifications to the project would not create new or substantially more adverse cumulative impacts to
Public Schools than those disclosed in the certified Higgins Marketplace EIR and would be mitigated to the
maximum extent practicable by the incorporation of all feasible and applicable mitigation measures.

17. TRANSPORTATION

Existing Setting:

The subject project site is currently developed with the Higgins Marketplace, which contains an existing
approximately 30,000-square-foot Holiday Market grocery store and an approximately 8,250-square-foot
commercial retail building, which is comprised of tenant lease spaces. The Higgins Marketplace is located
on the east side of Highway 49, in unincorporated southern Nevada County, near the Lake of the Pines
community. The project site is also located within the Lake of the Pines Village Center and is also located
within the boundaries of the Higgins Area Plan.

To the immediate north, the project site is bordered two parcels which are developed with existing single-
family residences. Further to the north, beyond the single-family residences is the Higgins Center, which is
an approximately 33,050-square-foot commercial shopping center complex immediately south of Combie
Road. South of the project site, is undeveloped and contains topography and vegetation similar to that of
the project site. An existing paved driveway, providing access to the two single-family residences to the
north, borders the project site’s western boundary. Located to the east of the project site is Sierra Storage,
a mini-storage facility which contains multiple buildings and undeveloped areas with dense oak trees.
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The project site is located east of Highway 49 and south Combie Road. Access to the project site is from
Woodridge Drive via Highway 49 and from Higgins Road via Combie Road. Both Woodridge Drive and
Higgins Road are located within a Private Road Division (PRD) and both roads have recently been
improved as part of the development of the existing Higgins Marketplace.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Transportation in
relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

17a: Conflict with a program plan, ordinance, or policy addressing the circulation system, including
transit, roadway, bicycle or pedestrian facilities?

17b: Would the project conflict or be inconsistent with CEQA Guidelines Section 15064.3, subdivision (b)?

17c: Substantially increase hazards due to a geometric design feature (e.g., a sharp curve or dangerous
intersection) or incompatible uses (e.g., farm equipment)?

17e: Result in an increase in traffic hazards to motor vehicles, bicyclists, or pedestrians, including short-
term construction and long-term operational traffic?

Pursuant to the CEQA Guidelines Section 15064.3, consideration for evaluating a project’s transportation
impacts generally should be measured in Vehicle Miles Traveled as required by the updated CEQA
Guidelines Appendix G. For purposes of this section, “Vehicle Miles Traveled” refers to the amount and
distance of automobile travel attributed to a project. In addition, pursuant to Section 15061.3(b)(1), the
criteria for analyzing land use projects indicates that generally projects with one-half mile on existing major
transit stop or a stop along an existing high quality transit corridor should be presumed to cause a less than
significant transportation impact. In addition, the section also goes on to say that if existing models or
methods are not available to estimate the vehicle miles traveled for the particular project being considered,
a lead agency may analyze the project’s vehicle miles travel qualitatively. Such a qualitative analysis would
evaluate factors such as the availability of transit, proximity to other destinations, etc. In reviewing the
proposed methodology for Vehicle Miles Traveled with the County of Nevada Department of Public Works,
staff understands that the County does not yet have thresholds determined for measuring Vehicle Miles
Traveled completely determined. Therefore, for purposes of the proposed modified project, this Addendum
is going contain both a qualitative analysis for Vehicle Miles Traveled for constancy with the updated
CEQA Guidelines Checklist and an addition analysis for Level of Service (LOS) as was evaluated by the
certified EIR for the approved project.

Vehicle Miles Traveled

CEQA Guidelines note that the provisions of State Bill 743 are required beginning July 1, 2020. The
guidelines also note that a lead agency may elect to require the provisions of this section earlier. Nevada
County updated the CEQA Checklist on January 1, 2019 and requires new projects to be evaluated for
VMT. As the County has not yet adopted quantitative standards to study VMT the County allows the
assessment to be in the form of a Qualitative Analysis. Pursuant to CEQA Guidelines Section 15064.3(b)(3)
if existing models or methods are not available to estimate the vehicle miles traveled for the particular
project being considered, a lead agency may analyze the project’s vehicle miles traveled qualitatively.
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VMT Reduction Alternatives that would be incorporated into the proposed modified project:

Trips generated by commercial / retail projects fit into two categories. Some trips will be made by patrons
who would not otherwise be on the local street and who go out of their way to reach the site. These are “new”
trips. Other trips will be made by patrons who are already driving by the site and simply interrupt a trip
already being made to other destinations. These are “pass-by” or diverted trips. Various pass-by rates were
used for proposed modified project as evaluated in the updated Traffic Analysis prepared by KD Anderson.
Pass-by rates of 15% for retail uses, 20% for supermarket and 40% for the sit-down restaurant were used for
the site. In addition to the pass-by / diverted link reduction an additional 5% internal capture was included to
account for trips traveling within the project boundaries.

Based on the proposed modified project, is anticipated to be accessed by travelers who are already accessing
the Holiday Market Grocery Store and by others who are utilizing the existing Higgins Marketplace, thus, it

is not anticipated that the proposed modified project would result in an increase in VMT.

Average Daily Trips / Level of Service

An updated Trip Generation analysis was prepared by KD Anderson to determine the number of additional
vehicle trips which would be generated by the proposed modified project and the construction of the Fuel
Station. Trips generated by commercial / retail projects fit into two categories. Some trips will be made by
patrons who would not otherwise be on the local street and who go out of their way to reach the site. These
are “new” trips. Other trips will be made by patrons who are already driving by the site and simply interrupt
a trip already being made to other destinations. These are “pass-by” or diverted trips. Various pass-by rates
were used for proposed modified project as evaluated in the updated Traffic Analysis prepared by KD
Anderson.

Based on the updated Traffic Analysis prepared for the proposed modified project, it is anticipated that the
total trips that would be generated by the proposed Car Wash would be 52 Daily Peak AM Trips and 78 Daily
Peak PM Trips. As evaluated by the EIR and the updated traffic analysis the total number of daily AM Peak
Hour Trips would be 177 and 396 daily PM Peak Hour Trips. Based on the analysis prepared for the proposed
Car Wash, while the project would increase the number of daily AM and PM peak hour trips, it is not
anticipated that overall traffic volumes for the Higgins Marketplace would be increased from those which
were analyzed in the Higgins Marketplace EIR due to the reduction in the size of the Holiday Market Grocery
Store from approximately 50,000 square feet to approximately 30,000 square feet and from the construction
of the proposed Car Wash instead of a sit-down restaurant. The total peak hour trip generation associated with
the proposed Car Wash (78 PM peak hour trips) is similar but slightly greater than the estimated number of
peak hour trips for the sit-down restaurant (67 PM peak hours trips). Thus, the proposed modifications to
the project would not result in a change in the finding in the certified EIR of less than significant impacts
relative to these traffic impacts. Based on the foregoing, no new or revised mitigation measures are required

Intersection Queuing

The quality of traffic flow can also be affected by queuing at intersections. For the KD Anderson study,
the lengths of peak period queues were identified and compared to available storage to determine whether
spillover from turn lanes can affect adjoining travel or extend through adjacent intersections. The projected
queuing was reviewed for two intersections, Woodbridge Drive at Highway 49 and the North Project
Driveway at Higgins Road. The PM peak hour conditions were reviewed as this represents the highest
traffic volume conditions.

The quality of traffic flow can be affected by queuing at intersections. The most recent Higgins Marketplace
assessment prepared for the proposed modified project identified the lengths of peak period queues at key
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intersections and compared those values to available storage to determine whether spillover from turn lanes
can affect adjoining travel or extend through adjacent intersections. The projected queuing was reviewed
for two intersections for conditions with the currently approved Higgins Marketplace and with the proposed
changes to accommodate the proposed Car Wash. The Woodbridge Drive at Highway 49 intersection and
the North Project Driveway and Higgins Road intersection were assessed. The PM peak hour conditions
were reviewed as this represents the highest traffic volume condition. To assess the Highway 49 and
Woodridge Drive intersection, the projected outbound Higgins Marketplace volumes were used. The
northbound peak hour traffic on Highway 49 previously used as part of the previously approved project
was reused. Given that, the Highway 49 and Woodridge Drive intersection allows only right-in / right-out
movements the right turn onto Highway 49 is the only queue to be considered. Because the volume of traffic
at that location remains relatively low, queues of one vehicle or less are projected based on the KD
Anderson Traffic Analysis. Therefore, the proposed modified project to allow the construction of a
proposed Quick Quack Car Wash instead of a sit-down restaurant would not affect traffic circulation at
these locations.

Internal Circulation

Internal site circulation was reviewed to identify possible conflict points at the driveway entrance to the
proposed Car Wash. Access to the project site would be from the Higgins Marketplace’s most northerly
driveway on Higgins Road and via the western driveway on Woodridge Road. The Woodridge Road
driveway is located approximately 600 feet from Highway 49 and this location provides adequate storage
from the highway for turning vehicles. Queues that might develop for vehicles turning left towards the
Quick Quack Car Wash would be short based on the number of projected opposing westbound through
movements.

For the Higgins Marketplace the northern driveway along Higgins Road is the main access into the project
site, which is limited to a right-in/right-out turn movement, which left turns from Woodridge Drive to
southbound Highway 49 not being permitted, as required by Mitigation Measure 4.4.1d, which would also
be obligatory for the proposed modified project. The northern driveway on Higgins Road would also be an
access to the project site. At Higgins Road, the driveway would have two inbound lanes and two outbound
lanes (a left lane and a 75-foot right turn lane). The inbound lanes extend for approximately 260 feet before
reaching an all-way stop tee intersection. From that point, one lane will be right-only and would provide
access to the proposed Quick Quack Carwash and to perimeter main aisle leading to the west Woodridge
Drive intersection. Several east-west parking aisles link the two north-south main drive aisles and there are
two marked pedestrian crossings on both main drive aisles.

Conclusions

The proposed modified project would add a Car Wash to parcel 3 of the Higgins Marketplace located in the
northwest corner of the overall project site, which was previously approved to allow for the construction of
a 6,000-square-foot sit-down restaurant. This change to the project would result in overall trip generation
that is lower than that of the previously approved project as evaluated by the EIR, and overall traffic impacts
and would be similar to or less than those previously identified in the EIR. The proposed modified project
would not have an appreciable effect on queuing at two main access intersections of the project site
(Highway 49 and Woodridge Drive intersection and at Higgins Road and the North Driveway intersection)
as evaluated by the KD Anderson Traffic Analysis prepared for the proposed modified project.

Therefore, as concluded by the EIR, that while a change in the traffic flow would be noticeable to the
surrounding properties in terms of cars per day, the roadway conditions for the project site would be
improved to accommodate the increased volumes and total traffic; thus ensuring that the design
expectations of the roadways would be consistent the requirements of the Nevada County Land Use and
Development Code. Furthermore, the implementation of Mitigation Measure MM 4.4.1d, which would
limit the turning movements to access the project site from Highway 49 and Woodridge Drive would be
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obligatory for the proposed modified project. Thus, the proposed modifications to the project would not
result in a change of the finding in the certified EIR of less than significant impact which regards to these
traffic impacts. Based on the foregoing, no new or revised mitigation measures are required.

17d: Result in inadequate emergency access?

Nevada County Land Use and Development Code Chapter X VI (Fire Safety Regulations) and Chapter XVII
(Road Standards) include standards for roads and private driveways to facilitate emergency access for
evacuation and service response to structural and wildland fires. As proposed the modifications would not
result in greater impacts than those identified in the relevant sections of the certified EIR and would be
mitigated to the maximum extent practicable by the incorporation of all relevant sections of the certified
EIR and this Addendum. Thus, the proposed modifications to the project would not result in a change of
the finding in the certified EIR of less than significant impact. Based on the foregoing, no new or revised
mitigation measures are required.

Cumulative Impacts

The EIR concluded that the approved project would not combine with the impacts of past, present, and
reasonably foreseeable projects to create a substantial adverse effect related to changes in the transportation
system or project traffic generation. Therefore, the proposed modifications to the project would not create
new or substantially more adverse cumulative impacts to Transportation and Traffic than those disclosed
in the certified Higgins Marketplace EIR and for these reasons the proposed modifications to the project
would not create new or substantially more adverse cumulative impacts to Transportation and Traffic.

Therefore, the proposed modifications to the project do not create new or substantially more adverse
cumulative impacts to transportation and traffic than those disclosed in the certified Higgins Marketplace
EIR and would be mitigated to the maximum extent practicable by the incorporation of all feasible and
applicable mitigation measures.

Mitigation Measures: To reduce potentially significant impacts associated with traffic, the following
mitigation measure shall be required and noted on improvement plans:

Mitigation Measure 4.4.1d: Access to and from northbound SR 49 at Woodridge Drive shall be limited to
right-in/right-out turn movements. Left turns from Woodridge Drive to southbound SR 49 shall not be
allowed. Left turns onto Woodridge Drive from southbound SR 49 shall be allowed.

Timing: Prior to issuance of occupancy permit.

Reporting: Agency approval of permits or plans.

Responsible Agency: Nevada County Department of Public Works.

18. TRIBAL CULTURAL RESOURCES

Existing Setting: Assembly Bill 52 (Chapter 532, Statutes 2014) required an update to Appendix G (Initial
Study Checklist) of the CEQA Guidelines to include questions related to impacts to tribal cultural resources.
Changes to Appendix G were approved by the Office of Administrative Law on September 27, 2016. Tribal
Cultural Resources include sites, features, and places with cultural or sacred value to California Native
American Tribes. The Washoe Tribe, United Auburn Indian Community of the Auburn Rancheria (UAIC),
and the Shingle Springs Band of Miwok Indians have contacted the County to request consultation on
projects falling within their delineated ancestral lands. The subject project is proposed within UAIC lands.
Project setting information for the proposed modified project, including information on the area’s natural
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environment, history, ethnography, and regulatory environment, is the same as that for the approved project
site, and is provided in the certified EIR.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in a new or substantially more adverse significant impacts to Tribal Cultural
Resources relation to the following questions as stated in the Nevada County CEQA Checklist:

18a: Cause a substantial adverse change in the significance of a tribal cultural resource, defined in Public
Resources Code section 21074 as either a site, feature, place, cultural landscape that is
geographically defined in terms of the size and scope of the landscape, sacred place, or object with
cultural value to a California Native American tribe, and that is:

i. Listed or eligible for listing in the California Register of Historical Resources, or in a local register
of historical resources as defined in Public Resources Code section 5020.1(k), or

ii. A resource determined by the lead agency, in its discretion and supported by substantial evidence,
to be significant pursuant to criteria set forth in subdivision (c) of Public Resources Code Section
5024.1. In applying the criteria set forth in subdivision (c) of Public Resource Code Section 5024.1,
the lead agency shall consider the significance of the resource to a California Native American tribe.

The project was determined to fall within the areas identified by the Tsi Akim Maidu, United Auburn Indian
Community (UAIC) and the Shingle Springs Band of Miwok Indians as ancestral lands. An initial
distribution of the project application and the certified EIR along with copies of any Cultural Resources
Studies were sent to UAIC and the Shingle Springs Band of Miwok Indians on June 3, 2021 and October
18, 2021. On June 16, 2021 and November 29, 2021, an email from UAIC was sent to the Planning
Department, which indicated that the tribe did not see any areas of concern for tribal cultural resources,
other than the use of ground water and had no comments on the proposed modified project and that certified
EIR had addressed concerns with the proposed project.

As part of the previously approved project, and as discussed in the Certified EIR, the project site was
surveyed for Cultural Resources and Mitigation Measures MM 4.10.1a, and MM 4.10.1b were incorporated
into the proposed project. Based on the certified EIR, while the discovery of additional cultural resources
has been determined to be potentially unlikely, MM 4.10.1a and MM 4.10.1Db is included that would require
construction to be halted in the event that there is a discovery of cultural resources, including historic,
prehistoric, tribal, and paleontological resources. However, as discussed in Section 5, there is a chance that
onsite grading could uncover cultural resources of importance to the UAIC and Shingle Springs Band of
Miwok Indians. Thus, the implementation of mitigation measure MM 4.10.1a and MM 4.10.1b would be
obligatory for the proposed modified project and the project would be further conditioned to ensure that
tribal cultural resources are protected and consulting tribes are notified if tribal cultural resources are
discovered as required by Public Resources Code, Section 21084.3 With this protection in place, impacts
to Tribal Cultural Resources would be less than significant as disclosed within the certified EIR.

Cumulative Impacts

The EIR conclude that impacts of the approved project, along with other cumulative development in Nevada
County, could contribute to the cumulative loss and/or disturbance of cultural resources (i.e., prehistoric
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sites, historic sites, and isolated artifacts and features), human remains and Tribal Cultural Resources. This
contribution could be cumulatively considerable prior to mitigation. However with implementation of
Mitigation Measures MM 4.10.1a, and MM 4.10.1b and project conditions of approval, as well as adherence
to Health and Safety Code Section 7050.5, PRC Section 5097.98, and CCR Section 15064.5(e), will ensure
that any discoveries will be handled in accordance with state law and reduce the proposed project’s
contribution to these impacts to a less than cumulatively considerable level. Therefore, the proposed
modifications to the project would not create new or substantially more adverse cumulative impacts to
Tribal Cultural Resources than those disclosed in the certified Higgins Marketplace EIR and would be
mitigated to the maximum extent practicable by the incorporation of all feasible and applicable mitigation
measures.

Mitigation: See Mitigation Measures 4.10.1a and 4.10.1b within Section 5 above.

19. UTILITIES / SERVICE SYSTEMS

Existing Setting: Electrical service is provided to this area by Pacific Gas & Electric Company and is
currently available on the site. Public water is available to the property, however, the proposed Fuel Station
would not contain plumbing facilities. There are a number of wireless telephone services available in
western Nevada County but with variable coverage depending upon the carrier. AT&T provides land line
phone service to this area. The subject project site is currently served by municipal sewer service from the
Lake of the Pines Zone 2 Wastewater Treatment Plan.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Utilities / Services
Systems in relation to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:

19a: Require or result in the relocation or the construction of new or expanded water, wastewater treatment
or storm water drainage, electric power, natural gas or telecommunication facilities, the construction
or relocation of which could cause significant environmental effects?

19b: Have sufficient water supplies available to serve the project and reasonably foreseeable future
development during normal, dry and multiple dry years?

Water Service

The existing Higgins Marketplace is served with potable water through existing system of treatment and
distribution lines as was evaluated by the EIR. Currently, the Higgins Corner area is served potable water
by the Lake of the Pines Water Treatment Plant. As was evaluated in the EIR, NID staff has indicated that
no additional treatment equipment would be require to serve the proposed modified project and that
distribution systems to could be connected to the project site trough existing roadways and rights-of-way
to lessen potential environmental impacts.

As disclosed in the EIR, while adequate water would be available to serve the project, there is no timing

and enforcement mechanism currently in place that would ensure the timing related to the design and

construction of the proposed modified project’s water distribution system. However, with the

implementation of Mitigation Measure MM 4.11.4.2, which would require that prior to the approval of

improvements plans for the proposed modified project, the applicant shall provide the County with an
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approved set of improvement plans which have been accepted by the Nevada Irrigation District, these
impacts would be less than significant, as concluded by the EIR, relative to conflicts with the project’s
impacts to water supply from existing entitlements and conveyance facilities. Based on the foregoing, no
new or revised mitigation measures are required.

Cumulative Impacts

The impacts of the approved project, when combined with the impacts of past, present, and reasonably
foreseeable projects, would not create a substantial adverse effect related to Water Supply. As was disclosed
in the certified EIR, the proposed project, in combination with other proposed and approved projects in the
area, would result in a cumulative demand for water supply that is consistent with the projections in the
2010 UWMP and the facilities already constructed by NID. Water supply, delivery, and fire flows must be
demonstrated on a project-by-project basis. For these reasons, the proposed modifications to the project
would not create new or substantially more adverse cumulative impacts to Water Supplies than those
disclosed in the certified Higgins Marketplace EIR and would be mitigated to the maximum extent
practicable by the incorporation of all feasible and applicable mitigation measures.

Wastewater Service

As was evaluated by the EIR, Nevada County Sanitation District #1 provides wastewater collection and
treatment facilities in ten separate geographical zones within Nevada County and would provide wastewater
service to the project site. The proposed modified project would consist of the construction of a Fuel Station
which would not be staffed or connected to existing Nevada County Sanitation District wastewater
collection.

Cumulative Impacts

The impacts of the approved project, when combined with the impacts of past, present, and reasonably
foreseeable projects, would not create a substantial adverse effect related to Wastewater. Thus, for these
reasons the proposed modifications to the project would not create new or substantially more adverse
cumulative impacts to Wastewater conveyance.

19c: Generate solid waste in excess of State or local standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of solid waste goals?

19d: Comply with federal, state, and local management and reduction statutes and regulations related to
solid waste?

The EIR concluded that the approved project would require the project to participate in the recycling
program offered through the County’s franchised waste collection company’s green waste collection
program or equivalent method including: provide adequate space for waste and recycling containers;
undertake a program of reuse of waste materials generated at the project; and during construction of the
project, all recyclable materials would be diverted and recycled. Further, the project would be required to
comply with federal, state, and local regulations relating to the disposal of solid waste. The project would
also need to participate in the County’s recycling efforts to assist the County in complying with AB 939.
Mitigation Measure MM 4.11.6.1 would require that the applicant to comply with this requirement. Thus,
implementation of Mitigation Measure MM 4.11.6.1 would be obligatory for the proposed modified project
and the proposed modifications to the project would not result in a change to the finding in the certified
EIR of less than significant impacts relating to Solid Waste regulations.
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Cumulative Impacts

The impacts of the approved project, when combined with the impacts of past present, and reasonably
foreseeable projects, would not create a substantial adverse effect related to Solid Waste. As was disclosed
in the certified EIR, the proposed project would increase the amount of waste that was anticipated to be
generated, the project will participate in recycling programs that are available and contracted on a project-
by-project basis, which will further reduce waste. As described above, the remaining life of the Ostrom
Road Landfill in Yuba County is projected to be 55 years at a maximum daily throughput of 3,000 tons.
The project’s 2,580 pounds per day would not substantially affect the daily waste stream of the landfill.
Ostrom Road Landfill is anticipated to have adequate capacity for cumulative levels of development. Thus,
implementation of mitigation measure MM 4.11.6.1 would ensure that the project’s waste stream would
not substantially affect the daily limit and would be in compliance with AB939. The proposed modifications
to the project would not result in a change to the finding in the certified EIR of less than significant impact
relative to Solid Waste regulations.

Mitigation: To offset potentially adverse impacts related to Utilities / Service Systems, the following
mitigation measure is recommended:

Mitigation Measure 4.11.4.2: Prior to approval of improvement plans for each building, the project
applicant shall provide the County with an approved set of improvement plans accepted by NID, which
shall include:

e Quantification of anticipated water usage by parcel.

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

e Appropriate pipe sizing to accommodate minimum fire flow water pressures (as determined by
California Department of Forestry and Fire Protection, NID and the Higgins Fire Protection District.)

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

e Provisions for easement, rights-of-way, and in-fee land to NID for water facilities.
Timing: Prior to improvement plan approval.

Reporting: Agency approval of grading or improvement plans.

Responsible Agency: Nevada County Planning Department and NID.

Mitigation Measure 4.11.6.1: Prior to issuance of occupancy permits the applicant will complete the
following mitigation measures:

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

2) All businesses will participate in the recycling program offered through the County’s franchised waste
collection company. Businesses will recycle all items available through the company’s program, or an

equivalent method, which ensures that the waste is diverted away from landfill disposal.

3) Any green waste material generated at the project area such as lawn trimmings, shrubbery, and tree
trimmings shall be diverted away from disposal through the County’s franchised waste collection
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company’s green waste collection program, or an equivalent method which ensures that the waste is
diverted away from landfill disposal.

4) Adequate space for waste and recycling containers will be constructed at the complex to ensure ease of
collection by the County’s franchised waste collection company. The units housing the containers shall
be constructed to allow sufficient space for the quantity of containers needed to ensure that the waste
and recyclables can be collected in an efficient manner. Waste Management will be consulted to ensure
that sufficient space is for recycling and trash containers.

Timing: Prior to the issuance of occupancy permits for commercial and retail establishments.

Reporting: Agency approval of grading or improvement plans.

Responsible Agency: Nevada County Department of Public Works

20. WILDFIRE

Existing Setting: The environmental setting for Wildfire is the same as described in the certified EIR. As
such, the environmental and regulatory settings related to wildfire in the certified EIR adequately describes
the setting for the proposed modified project.

Project Impacts

As in the certified Higgins Marketplace EIR analysis, this Addendum evaluates the potential for the
proposed project to result in new or substantially more adverse significant impacts to Wildfire in relation
to the following questions as stated in the Nevada County CEQA Checklist:

Impact Discussion:
20a: Substantially impair an adopted emergency response plan or emergency evacuation plan?

20b: Due to slope, prevailing winds, or other factor, exacerbate wildfire risks, and thereby expose project
occupants to pollutant concentrations from wildfire or the uncontrollable spread of wildfire?

20c: Require the installation or maintenance of associated infrastructure (such as roads, fuel breaks,
emergency water sources, power lines or other utilities) that may exacerbate fire risk or that may
result in temporary or ongoing impacts to the environment?

The Safety Element of the Nevada County General Plan addresses wildfire hazards in Nevada County and
has several policies to improve fire safety. The Safety Element discusses the importance of ingress and
egress by roadways, as well as maintaining the Nevada County Defensible Space Standards as described in
Policy FP10.11.2. The Element also recognizes the importance of Public Resources Code 4290 and 4291
which are known as the State Responsible Area Fire Safe Regulations. Nevada County has also adopted a
Local Hazard Mitigation Plan (LHMP) that was updated in August 2017. Objective 3.6 of the LHMP is to
improve communities’ capabilities to prevent/mitigate hazards by increasing the use of technologies. Goal
4 of the LHMP is to reduce fire severity and intensity, with Objective 4.4 to promote the implementation
of fuel management on private and public lands.

The project site is located within southern Nevada County and is accessed by Highway 49 via Higgins
Road and Woodridge Drive. Pursuant to Policy EP-10-1.6 of the Safety Element, transportation routes that
are designated on the General Plan Land Use Maps as Interstates, freeways, highways, and other principal
arterial routes shall be considered primary evacuation routes on a countywide basis. Such routes provide
the highest levels of capacity and contiguity and serve as the primary means for egress from the County.
The County Office of Emergency Services does not publish emergency evacuation plans because it is not
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know which direction a wildfire may travel in. All proposed improvements would require Building Permits
and conformance with Chapter 5 of the Nevada County Land Use and Development Code for building and
grading standards. Pursuant to Nevada County Land Use and Development Code Section L-II 4.3.18, the
project would be require the submission and approval of a Fire Protection Plan by the Nevada County Fire
Marshal. The Fire Protection Plan would include an evacuation plan, a fuels management plan,
identification of emergency water supplies, and other fire protection measures. Mitigation Measures MM
4.11.1.2a, MM 4.11.1.2b, and 4.11.1.2¢c would require the applicant to comply with this requirement. Thus,
the implementation of these Mitigation Measures would be obligatory for the proposed modified project.
The proposed modified project would not result in a change to the finding in the certified EIR of less than
significant impacts relating to the spread of wildfire and fire risks.

20d: Expose people or structures to significant risks, including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope instability, or drainage changes?

The proposed modified project would require Building Permits for the grading and site improvements,
which would require compliance with the Nevada County grading standards outlined in Land Use and
Development Code Section V, Article 13. The building permits would require grading and erosion control
plans for the soil disturbance, and a drainage analysis to ensure no additional runoff leaves the project site.
As part of the project improvements and site inspections by the Building Department, soil compaction
testing would be required for the grading at the site for the proposed building and associated improvements.
Furthermore, the project area is not in an area that is mapped with high landslide activity (U.S. Geological
Service, 1970). The proposed modified project would not result in a change to the finding in the certified
EIR of less than significant impacts relating to flooding, landslides, runoff, and post-fire slope instability.

Cumulative Impacts

The impacts of the approved project, when combined with the impacts of past, present, and reasonably
foreseeable projects, would not create a substantial adverse effect related to Fire Protection. Implementing
the proposed modified project would place demands on general governmental services and facilities
provided by the County, which include, but are not limited to, fire services. All projects are assessed with
development impact fees, which are used to off-set the cost of capital improvements needed to support new
development. All projects are subject to review by the HFPD and the County’s Fire Marshall to ensure
consistency with the Nevada County Fire Plan and California Fire Code requirements. Each project’s
impacts are evaluated and mitigation established a project-by-project basis. For these reasons, the proposed
modifications to the project do not create new or substantially more adverse cumulative impacts to Fire
Protection than those disclosed in the certified Higgins Marketplace EIR and would be mitigated to the
maximum extent practicable by the incorporation of all feasible and applicable mitigation measures.

Mitigation: To offset potentially adverse impacts related to Wildfire, the following mitigation measures
are recommended:

Mitigation Measure 4.11.1.2a: During construction of the proposed project and off-site improvements
(roadway extension and pipeline infrastructure improvements), the project applicant shall perform the
following tasks.

e All on-site flammable vegetation and fuels shall be legally disposed of or removed. Vegetation
clearance around structures shall meet the minimum requirements of Public Resources Code 4291.
Firebreaks shall be maintained by removing and clearing away all existing brush, flammable vegetation
or combustible growth within 100 feet of structures.
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e Temporary provisions for emergency access and fuel modification zones shall be provided. The project
applicant shall prepare a temporary fire protection plan that will provide temporary emergency access
and fuel modification zones for development.

e Any grass or other vegetation planted along cut/fill areas (i.e., roadways for erosion control purposes
shall be low growing grasses and shall be on the Nevada County approved plant list. Tall grasses can
subject the development to an increase in fire danger.

Timing: Prior to and during construction activities.

Reporting: Agency approval of permits or plans.

Responsible Agency: Higgins Fire District and the Nevada County Fire Marshal.

Mitigation Measure 4.11.1.2b: The project applicant shall submit the improvement plans for the site to
the Nevada County Fire Marshal and the Higgins Fire District for review and approval.

o Designation of a fuel modification zone or greenbelt established along the perimeter of the project site.
Perimeter fuel breaks will be a minimum of 30 feet (typically ranging between 30 and 100 feet) as
required by the Nevada County Fire Marshal. The developer, with the assistance of CFD and HFD,
will determine the specific dimensions of each fuel modification zone located along the project
perimeter based on the location, topography, access points, vegetation, degree of exposure, local
weather conditions, and design and construction of structures.

e Designation of a 10-foot wide fuel modification zone established and maintained along each side of
Woodridge Court.

e Project emergency access shall be designed to meet District, County, and State standards. Nevada
County requires a 20-foot road right-of-way for local streets, with 18 feet of paving, a 10-foot fuel
modification zone on either side of the road.

Timing: Prior to approval of the improvement plans.

Reporting: Agency approval of permits or plans.

Responsible Agency: Higgins Fire District and the Nevada County Fire Marshal.

Mitigation Measure 4.11.1.2¢: The project applicant shall submit a Vegetative Fuel Management Plan to
the Nevada County Fire Marshal and the Higgins Fire District. The plan shall contain information about
fuel modification zones/fuel breaks, canopy spacing, roads, and types of plants to be used in
landscaping and erosion control. Fuel management shall occur outside of aquatic and riparian
woodland areas and wetland areas as shown in Figure 3.0-3. The Plan shall include:

e Requirements that fire resistant landscaping is used in the fuel modification zones for project accesses.

e Provisions and funding for maintenance of fuel modification zones by the project applicant.

e No trees that will grow over 20 feet in height will be planted or allowed to grow within 20 feet of any
high voltage power line.

Timing: Prior to approval of the improvement plans.

Reporting: Agency approval of permits or plans.
Responsible Agency: Higgins Fire District and Nevada County Fire Marshal.
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Nevada County, CA. Available at: Nevada County Planning Department, 950 Maidu Avenue, Nevada City,
CA 95959

King Engineering, March 2022, Higgins Marketplace Sewer Report, Phase 2 Quick Quack Car Wash on
Parcel 3, Nevada County, CA. Available at: Nevada County Planning Department, 950 Maidu Avenue,
Nevada City, CA 95959

MD Acoustics, February 2021, Quick Quack Car Wash Noise Impact Study, Nevada County, CA. Available
at: Nevada County Planning Department, 950 Maidu Avenue, Nevada City, CA 95959

Quick Quack Car Wash, Hazard Communication Plan (HAZCOM, Nevada County, CA. Available at:
Nevada County Planning Department, 950 Maidu Avenue, Nevada City, CA 95959

RCH Group, May 2021, Air Quality and GHG Emissions Technical Report, Nevada County, CA. Available
at: Nevada County Planning Department, 950 Maidu Avenue, Nevada City, CA 95959

Salix Consulting, September 2021, Site Evaluation for the proposed Quick Quack Car Wash. Available at:
Nevada County Planning Department, 950 Maidu Avenue, Nevada City, CA 95959
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N E W C A R W A S H I: A C I L I T Y CONTACT INFORMATION DRAWING INDEX PROJECT SUMMARY 2 .
THE PROJECT CONSISTS OF BUT IS NOT LIMITED TO: z Q S8
APPLICANT: QUICK QUACK DEVELOPMENT I, LLC No. DRANWING TITLE § E ¢S
ATTN: EFRAIN CORONA Al.O AERIAL SITE PLAN AND COVER SHEET CONSTRUCTION OF: A 52
1280 LEAD HILL BLVD #260 | OF | GRADING FPLAN NEWN CAR WASH FACILITY, INCLUDING BUT NOT LIMITED TO < B EE3
ROSEVILLE, CA. 9566 A2.0 OVERALL SITE FLAN NEW CONCRETE WALKS, DRIVE AISLES, CURBS, LANDSCAPING, o Q% S35k
d16 846 2100 A2 SITE PLAN VACUUM STATIONS, UTILITIES, AND ALL ASSOCIATED FIXTURES, = < §s7
EFRAINC@DONTDRIVEDIRTY.COM A2.2 LANDSCAFE PLAN FUNRNISHINGS AND EQUIPMENT. g < SRS
A23 PHOTOMETRIC PLAN = S Y3
OWNER: KKP LAKE OF THE PINES, LLC A3.0 FLOOR PLAN PROJECT INFORMATION = E Sl
ATTN: FRED KATZ A3 ROOF PLAN 2 5%
5011 WAVERLY WAY A4.O CAR WASH EXTERIOR ELEVATIONS EXISTING ZONING: C2-5C-SF g Qa S5
GRANITE BAY, CA. 95746 A4 CAR WASH EXTERIOR ELEVATIONS _ e & \;Eg%
al6 160 610 Ad2 OB STATION EXTERIOR ELEVATIONS PROFOSED ZONING: C2-SC-SF i w358
K ATZeKKPROP NET A43 ARCH ELEVATIONS APN: 051-260-0\4 : Q i8
A4 4 PILASTER ELEVATIONS oTE AREA 4202 +/ S % NEE
ARCHITECT: CRM ARCHITECTS A4S COLOR ELEVATIONS oL wm = z =°
UICK UACK CAR WASH ATTN: MARK MCILVAIN A46 COLOR ELEVATIONS oI TE ACRE A64 +/- ACRE S S
Q Q 5600 STANFORD RANCH #720 A4 PHOTO SIMULATION g < B
AT HICGINS MARKET PLACE ROCKLIN, CA. 45765 A4S PHOTO SIMULATION NEN LANDSCAPE AREA: 12568 SF. o
d|6 45| 1500 A4 .4 PHOTO SIMULATION ON-SITE LANDSCAPE % S0%
HIGHWAY 49 AND WOODRIDGE ROAD MARKMBCRMARCHITECTS COM Ao THOTO SIMULATION ° °
AB5.0 PAY CANOPY ELEVATIONS QUICK QUACK PARKING
LAKE OF THE PINES CA AD. NORTH VACUUM CANOPY ELEVATIONS
. - AS.| SOUTH VACUUM CANOPY ELEVATIONS VACUM STALL PARKING: 12 STALLS
APN: 057_260_019 AS2 VACUUM CANOPY COLOR ELEVATIONS PARKING STALLS: 4 STALLS
AB3 TYPICAL COLOR VACUUM CANOPY
QUICK QUACK SITE 1.D. #6-100 AG.O SITE ELEMENTS ADA PARKING: 2 STALLS . .
ad SITE ELEMENTS TOTAL BUILDING AREA. 3660 SF.
TOTAL PROPOSED CANOPY AREA: 2647 SF.
TOTAL PROPOSED ENCLOSURE AREA: 40! SF.
TOTAL COMBINED AREA: 6670 SF.
FAR OF AREA OF WORK: 164 FAR
PROPOSED CARWASH AREA: 3364 SF.
STORIES: | STORY
HEIGHT: 249'-0"
CONSTRUCTION TYPE: VB
OCCUPANCY: B
SPRINKLERS NO
PROPOSED QUARTERBACK STATION AREA: 238 SF.
STORIES: | STORY
HEIGHT: 15'-4"
CONSTRUCTION TYPE: VB
OCCUPANCY: B
SPRINKLERS NO
PROPOSED PAY STATION CANOPY AREA: 45| S.F. . ]
STORIES: | STORY REVISIONS
HE | GHT, qi_qn A DATE DESCRIPTION
CONSTRUCTION TYPE: VB /N
OCCUPANCY: B %
SPRINKLERS NO A
PROPOSED NORTH VACUUM CANOPY AREA: 1302 SF.
STORIES: | STORY
HEIGHT: q'-q"
CONSTRUCTION TYPE: VB 2\
OCCUPANCY: B . .
QUICK QUACK CAR WASH
SPRINKLERS NO
STORE #6-100
PROPOSED SOUTH VACUUM CANOPY AREA: |, 094 SF. LAKE OF THE PINES
STORIES: | STORY AUBURN, CA. 95602
HEIGHT: g'-g"
CONSTRUCTION TYPE: VB ' .
COVER SHEET
OCCUPANCY: B
AERIAL SITE PLAN
SPRINKLERS NO
PROPOSED TRASH ENCLOSURE AREA.: &7 S.F. ' '
STORIES: | STORY DATE: DECEMBER 2020
CRM PROJECT #: 2006
HEIGHT: [|'-O" : I
CONSTRUCTION TYPE: VB THS DOCUENT AND THE DEAS AND DEEIGN NCORPORATED HEFEN
CARISSM ROHRER MCMULLEN ARCHITECTS AND PLANNERS,
OCCUPANCY: N/A gt T =L S T
SPRINKLERS NO
PROPOSED VACUM ENCLOSURE AREA EACH: 07 SF.
STORIES: | STORY
HEIGHT: I'-o"
CONSTRUCTION TYPE: VB
OCCUPANCY : N/A
SPRINKLERS NO
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ESTIMATED EARTHWORK

QUANTITIES:

1,800 CY EXCAVATION

0 CY

IMPORT/SURPLUS

(EARTHWORK IS BALANCED)

SITE COVERAGE:

IMPERVIOUS:
BUILDING COVERAGE
SURFACED AREA

PERVIOUS:
LANDSCAPED AREA

NATURAL AREA/OPEN SPACE

26,535 SF
6,056 SF
20,479 SF

63%

15,467 SF 37%
12,954 SF

2,513 SF

TOTALS:

42,002 SF 100%

@ KING

200 Auburn Folsom Road, Ste. 201
Auburn, California 95603

ENGINEERING

T: (530) 272-8328
E: Info@King-Engineering-Inc.com
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~ v - PRV " LT
. = W QQ108 doro -
N 31 /iiiiii:i:i:v:iiiiiii:i:i:i: vvvvvvvvvvvvv O
NOT A PA):(I' e SRR [T \
— 185 \\;;1 = . B Ry sy \ EXISTING
| 11
AN \ 3¢ | | e DRIVE AlSL
\ \ o)) B EE R Wee
5= -
| oo e : 7 /13/ o -
\ | oM N\ 4 R Sk
ENTER 7 7? 238 SF. : —
| \ x19ed 7] QB STATION .
| | 126 ®) c4 JHer F
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\ \
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\ € NOT A PART
o TO PUBLIC
N —  — L, 40'-0" CLEAR RIGHT-OF-NAY
B |
™ EDGE OF CONCRETE = 37
. \ S — — | * \ \\ — : OZZO
o~ J ——
/\ \ ;’ TIE INTO EXISTING Esgg
_ CONCRETE CURB < RN
25’ SETBACK .J $§$, \I.,'E,JQ;‘;TEEX'G’%T g
20" BUFFE \ T ‘ \&
| | —» |/| EXISTNG
| | 1 24| DRIVE AISLE
LU [ NoT APA —>
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SITE NUMBER: 8-048
BUILDING: QQ-108 VICINITY MAP
SITE AREA: 42,042 S.F.
STACKING LANES: 2 LANES
STACKING WIDTH: 25'-O"
VACUUM STALLS: 20 - |4-0" x [9'-O"
VACUUM PRODUCER: | - SOHFP AND | 40 HFP
ADA PARKING:| - 9'-0" x 19'-0" PARKING ANALYSIS
PARKING STALLS: 2 - 9'-O" x [9'-O"
BUILDING AREA: 2596 S.F. NEW 9'-0" X 19'-0" STANDARD STALL 4 STALLS
BUILDING SPRINKLED: NO — ”
QOB STATION ATTACHED: YES NEW 4'-O" X 19-O" ADA STALL 2 STALL
| O8'-0"
gﬁ%ﬂgg&; T_:LI:ETH 06'-8" NEW 14'-0" X |9'-0" VACUUM STALLS 12 STALLS
CONVEYOR TRENCH LENQTH: |06 -8 NER TOTAL PARKING STALLS @ sTALLS
TOTAL PARKING REQUIRED |4 STALLS
CONVEYOR TYPE: REAR WHEEL PUSH
NEWN BIKE PARKING SPACES 5 SPACES
SIGNATURE:
APPROVAL DATE: NEWN LONG TERM BIKE PARKING SPACES | SPACES

KEYNOTES

1

e

10

11

1e

13

14

15

16

17

18

19

20

cl

ce

23

24

co

co

2/

c8

co

30

31

3e

33

34

35

36

37

38

39

40

41

ADA PATH OF TRAVEL SHONWN DASHED.

NEW POLE MOUNTED INTERNATIONAL SYMBOL OF ACCESSIBILITY
AT ACCESSIBLE PATH OF TRAVEL.

NOT USED

NEW VAN ACCESSIBLE PARKING STALL - PAINT ACCESSIBLE
LOADING ZONE WITH 4" NIDE STRIFPING WITH TIWO COATS OF
HIGHWAY BLUE PAVEMENT MARKING PAINT. PAINT THE NORDS
'NO PARKING" IN 12" HIGH LETTERS WITHIN THE LOADING ZONE.

NEA INTERNATIONAL SYMBOL AT PARKING STALL
(TYPICAL 2 PLACES)

NEWN ACCESSIBLE PARKING SIGN (TYPICAL 2 PLACES)
NEWN TRUNCATED DOMES (TYPICAL 7 PLACES)

NEW ELECTRICAL TRANSFORMER. VERIFY EXACT LOCATION
WNITH ELECTRIC COMPANY

NEN LONG TERM BIKE LOCKER
NEWN FLUSH SURFACE AT TRANSITION (TYPICAL)

30 FOOT FLAG POLE. STYLE: "MEMORIAL" UNCOMMON USA, INC.
INSTALL PER MANUFACTURER'S INSTALLATION GUIDELINES.

NEW CONCRETE WALK, MEDIUM BROOM FINISH PERFPENDICULAR TO
TO PATH OF TRAVEL. SLOPE NOT TO EXCEED 5% IN DIRECTION OF
TRAVEL. CROSS SLOFPE NOT TO EXCEED 2%. PER S0OILS REFPORT

NEWN CONCRETE DRIVE SLAB WNITH NITH #4 BARS AT MID SLAB 24" O.C.
EACH NAY. HEAVY BROOM FINISH PERFPENDICULAR TO TRAFFIC - PER
SOILS REPORT

NEWN 6" CONCRETE CURB (TYPICAL)

NEW TRASH ENCLOSURE. SEE DRANWING A6.O

NEW VACUUM ENCLOSURE. SEE DRANING A6 .|

NEW LANDSCAPING - SEE LANDSCAPE DRANWINGS

NEW 4" CONCRETE FILLED PIPE BOLLARD AT ENTRANCE (TYPICAL 4 PLACES)
NEW UNDERGROUND | 500 GALLON GREASE INTERCEPTOR - SEE CIVIL DRANWINGS
NEW TRASH RECEPTACLES (TYPICAL 12 PLACES)

NEW 13'-0" X 34'-8" PAY CANOPY - SEE DRANWING A5 |

NEW 13'-0" X |00'-2" NORTH VACUUM CANOPY - SEE DRANWING A5.2

NEW 13'-0" X 84'-2" SOUTH VACUUM CANOPY - SEE DRANWING A5 3

NEN DISPLAY/PRICE SIGN - REFERENCE ONLY (UNDER SEPARATE PERMIT)
(TYPICAL 3 PLACES)

NENW HIGHNAY PAINT NHITE 4" NIDE @ 3'-0" 0.C. PEDESTRIAN STRIPING
NEN HIGHNAY PAINT YELLOW 1&" "DO NOT ENTER"

NEN HIGHNAY PAINT YELLOW 4" STRIPING

NEN HIGHWNAY PAINT YELLOW PAVEMENT MARKINGS (TYPICAL)

NEW LED SITE LIGHTS (TYPICAL 4 PLACES) - SEE PHOTOMETRIC PLAN

NEWN BICTYCLE RACK

NEWN TRENCH DRAIN

NEWN ROLLED CURB (TYPICAL)

NEW "EXIT" SIGN - REFERENCE ONLY UNDER SEPARATE PERMIT

NEWN STAMPED CONCRETE - TO MATCH SHOPPING CENTER

RELOCATED DOMESTIC WATER METER

RELOCATED FIRE HYDRANT

CONCRETE WALK - BY OTHERS

EXISTING FENCE TO REMAIN

EXISTING 4000 GALLON UNDERGROUND CLARIFIER - SEE CIVIL DRANWINGS
EXISTING 6,000 GALLON UNDERGROUND SEPTIC TANK - SEE CIVIL DRANWINGS
EXISTING 3,000 GALLON UNDERGROUND PUMP TANK -SEE CIVIL DRANINGS

© 2020 CARISSIMI ROHRER MCMULLEN ARCHITECTS AND PLANNERS, INC.

5800 Stanford Ranch Road #720, Rocklin CA 95765
phone: (916) 451-1500 - fax: (916) 451-1600

Carissmi Rohrer McMullen Architects and Planners, Inc.

itects & Planners, Inc.
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— . == 1 : il : S . - b - 5
= - 3 : [l il =iy / NOT A PART | Q
- 4, | [ = \ S < B
—5t C HEERHERT] LIl = —/— — — - N
N Y = J___J_L:JJ" - UNDERGROUND SEPTIC TANK SYSTEM \ / © V:j
6 Pinus ponderosa / Ponderosa Pine 15gal.  Low ) TN B85 03201 . o \ N : | J—
SRR N PROPOSED YOFTEIHON —— — — -4 -
3 " T >\ — 7 REFERTO APPROVED
TRANSFORMER QUICK QUACK CAR WASH \ < SN O _ /j AN HIGGINS
BUILDING QAN MARKETPLACE
— ' v 5 M LANDSCAPE PLANS
P BY FUHRMEN LEAMY
/[..@' ; ) LAND GROUP
/ [ ; . Ro ’ ) . ’ﬂ’« - : [ ]
7 Platanus x acerifolia *Columbia’ / Columbia London Plane Tree 15gal.  Moderate ™% N DI OO i /@/ an
NOT A PART 6 _____— ® | N . EXISTING
e 25 % UTILITY ENCLOSURE = ) . DRIVE AISLE
R @ \ \ I (TO BE SCREENED) g, - TR
h L — R - Sl SO
B ! ! ! WLl — A
I ! I Moo — <
-~ \\ N ""\L'_ " S i
) hl — .
FIRE HYDRANT
PROPOSED QB STATION |
3 Quercus wislizenii / Interior Live Oak 15gal. Low VACUUM CANOPY
PARKING AREA
702 SF
50%"
e T 7B REFER TO APPROVED
H HIGGINS
A\ " I I MARKETPLACE
—n ¥ /e I I LANDSCAPE PLANS
2 x Chitalpa tashkentensis "Morning Cloud™ / Morning Cloud Chitalpa 15gal.  Moderate ~C o L — - - 4 I} | ) EINFBHSEASSPLEAMY
=l T 1{\ I 50% 1R SR
. \ — UTILITY ENCLOSURE
N~ \ (TO BE SCREENED)
./l
. \\ N VIS I BIKE RACK &
2 NS S Al STORAGE
~ / ] ]
5 Zelkova serrata "Village Green’ / Sawleaf Zelkova 15 gal. Moderate / ‘ :
REFER TO APPROVED HIGGINS 50% <
MARKETPLACE LANDSCAPE v
PLANS BY FUHRMEN LEAMY { , 3
LAND GROUP v « ' N
' 50% [ ]
(|
PARKING AREA REVISIONS
QTY  BOTANICAL / COMMON NAME CONT WUCOLS 2014 SF # DATE DESCRIPTION
55 Arctostaphylos densiflora "Howard McMinn™ / Howard McMinn Vine Hill Manzanita 5 gal. Low P ,\ﬁ%’
S A eI & g S
115 Arctostaphylos x “John Dourley” / John Dourley Manzanita 5 gal. Low i f ==
il REFER TO APPROVED
o . . 510 ; HIGGINSSS
97 Baccharis pilularis " Twin Peaks™ / Twin Peaks Coyote Brush 5 gal. Low TRASH ENCLOSURE g oot MARKETPLACES
e LANDSCAPE PLANSS
BY FUHRMEN LEAMY3gS
77 Cistus salviifolius / Rockrose Sageleaf 5 gal. Low / LAND GROU3§§§
P\ é 1 - —
\ [ S : . | S ; 2 E; |
55 Cistus x purpureus / Orchid Rockrose 5 gal. Low ) "/ 2 _ - % : VY > KO0 2K :
23 Elaeagnus pungens “Fruitlandii® / Fruitland Silverberry 5 gal. Low L X Wt N X N  .=R'% " - / —_ | |
o N . PARKING LOT SHADE CALCULATIONS \_ QUICK QUACK CAR WASH
184  Lavandula angustifolia “Blue Cushion® / Blue Cushion English Lavender 1 gal Low Y, NOT A PART STORE #6-100
symbol| Botanical Namey/ Qty. @ full shade| Qty. @ 3/4 Shadg Qty. @1/2 shade| Qty. @ 1/4 shads g LAKE OF THE PINES
Common Name . Ft. . Ft. . Ft. . Ft. . Ft. a
62 Pennisetum orientale / Oriental Fountain Grass 5 gal. Low (59. 1. (59. Ft.) (59. 1. (59. Ft.) (59. Ft.) 2 -« AUBURN; CA. 95602
Parking Lot Shade Tree | 0 @ 706 SF 0 @ 530 SF 4 @ 354 SF 0@ 177 SF 1,416 SF
30 - - 1,414 -
6 Prunus ilicifolia ilicifolia / Hollyleaf Cherry 5gal.  Low TOTAL TREE SHADE | 1,416 SF < REFER TO APPROVED 7 |
’ HIGGINS
- a JIGGINS LANDSCAPE PLAN
_ REFER TO APPROVED HIGGINS LANDSCAPE PLANS
32 Punica granatum “Nana® / Dwarf Pomegranate 5 gal. Low Paved Area (see hatched area on plan) TOTAL PARKING AREA = 2,716 SF MARKETPLACE LANDSCAPE BY FUHRMEN LEAMY
- PLANS BY FUHRMEN LEAMY LAND GROUP
40% SHADE AREA REQUIRED 1,086 SF LAND GROUP L% | |
e 69 Yucca x “Bright Star / Variegated Spanish Dagger 5gal.  Low TOTAL SHADE PROVIDED =  |1.416 SF 2
DATE SEPTEMBER 2021
VINES/ESPALLIERS ~ QTY ~ BOTANICAL / COMMON NAME CONT  WUCOLS PERCENT SHADE = | 52% < EXISTING CAM PROJECT & 2008
DRIVE AISLE | |
% 9 Magnolia grandiflora "Little Gem™ Espallier / Dwarf Southern Magnolia 5 gal. Moderate . L ) \ “m»&nlm»omwbﬂg
Water Efficient Landscape Worksheet ETAF Calculafions \ m"'m'“'”"m:u..'m'“”mw ":""up m"m""m"'
GROUND COVERS  QTY  BOTANICAL / COMMON NAME CONT WUCOLS SPACING Regular Landscape Areas NOT A PART * ANY OTHER PROJECT WITHOUT THE WAITTEN
CARIBSM ROHAER MCMULLEN ARCHITECTS AND PLANNERS,
_ HYDROZONE/PLANTING PLANT IRRIG. IRRIG. ETAF  |LANDSCAPE | ETAF | ESTIMATED TOTAL Total ETAF x Areq (B) 5,047 INCORPORATED
r ﬂ 38 Arctostaphylos x "Emerald Carpet™ / Emerald Carpet Manzanita 1 gal Low 72" o.c DESCRIPTION FACTOR | METHOD | EFFICIENCY) ~ (PF/IE) AREA XAREA WATER USE f—
I !___ J Py P P gal e (PF) (IE) (Sq. Ft.) (ETWU) Total Areq (A) 12,588
REGULAR LANDSCAPE AREA
Average ETAF (B/A) 40 Y ShIID\S/EAISDI-ErEREEI:lrITECTURE
@ 277  Teucrium chamaedrys 'Prostratum’ / Prostrate Germander 1 gal. Low 36" o.c. LOW WATER USE PLANTS 3 DRIP 81 37 11,028 4,080 133,209 GAL. Note: Rodney L. Scaccalosi
1. Average ETAF for Regular Landscape P.O. Box 2083 No. #4952
MODERATE WATER USE PLANTS 5 DRIP .81 .62 1,560 967 31,572 GAL. Areas must be below .55 for residential Petaluma CA 94952 Exp. 05/31/22
areas and .45 for non-residential areas. 707‘280‘8990
GEN ERAL N OTES TOTALS (A) 12,588 | (B) 5,047 OliveStreetLandscape.com
rod@olivestreetlandscape.com
1. Alllandscape areas shall have or receive a minimum 3" layer of organic mulch. Shredded bark/mulch is not an option due to it's pyrophitic nature. ETWU Total 164,781 GAL.
i ied W WA). MAWA= i - PLANNING DOCUMENTS
2. Irrigation to all plant material shall be low volume drip and shall be operated by a weather based controller with a weather sensor. Irrigation shall conform to Maximum Applied Water Alowance (MAWA). MAWA ((5I52T<2)6)(Conv(eér§;)n factor) ”(El?i) gléogéjg)cope Areol) = (((]]_TSFQXO?I':;)M 945 GALLONS
Nevada County water conservation standards. ’ ' ' ' ' '
Estimated Total Water use (ETWU). ETWU= (ETo)) (Conversion factor) ((ETAF) (Areaq))
3. Landscape plant selection along north edge of property is in general compliance in terms of plant selection and layout with landscape plans by Furhman Leamy (52.66) (.62) (5,047) = 164,781 GALLONS
Land Group (Dated 10-28-18). All other onsite planting is intended to be in general conformance in terms of plant selection. e
| |
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Luminaire Schedule
Symbol Qty Label Arrangement LMF  Lum. Lumens Lum. Watts Part Number BUG Rating
H 4 F1 SINGLE 1.000 8043 66 FLD-OL-SN-D2-14-E-UL-SV-700-40K B0-U5-GO
- ] 16 F11 SINGLE 1.000 6778 52 VT3204HUNV40 B2-U3-G2
2 LFL4 1 SINGLE 1.000 N.A. 35 HIRAF-HE-LED48-DO-PS-C2 B1-U1-G1
18 LFL8 1 LFL 8FT 1.000 N.A. 70 HIRAF-HE-LED(2)48-DO-U-PS-C2 B1-U1-G1
1 0OSQ-4ME SINGLE 1.000 16959 130 0OSQ-A-NM-4ME-K-40K-UL-xx-PML2 B3-U0-G3
1 OSQU-4ME SINGLE 1.000 29100 202 0OSQ-A-NM-4ME-U-40K-UL-xx-PML2 B4-U0-G3 00 00 00 00 0 0 0 0 0o o 00 00 o o o o 0o 0o o o %Yo
_1 OSQU-4ME 2b 2@ 90° 1.000 29100 202 0SQ-A-NM-4ME-U-40K-UL-xx-PML2 B4-U0-G3 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 Vo0 00 00 00 0o 00 0o 00 00 00 00
2 OSQU-4ME BLS SINGLE 1.000 _22300 _202 ,OSQ'A'NM'4ME'U'4OK'UL'XX'PML2+OSQ'BLSLF B3-UO-G3 00 00 00 00 00 00 00 00 b0 00 00 0o 00 00 00 00/ 06/ 006 004 0e Do 00 00 00 00 00 00 0o 0o 00 00 00 o0 00 ‘o
4 T1 SINGLE 1.000 N.A. 30 RS-30WLED-DO-CS-120 (DOWNLIGHT ONLY) B1-U4-GO ... . . . . . ... . . . . . . = UYL )] C . L. . . . . ...
. | | | 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 Vo 00 00/00 01 01 01 01 00 00 00 00 00 V0 00 00
4 18-19led-ies SINGLE 1.000 1891 20 SUPPLIED BY OTHERS B1-U2-G1
00 00 00 00 00 0 0 00 00 00 00 00 00 00 00 0o 0o 0 0o 01 01 01 01 00 00 o 01 01 01 01 01 01 01 00 00 00 00 00 00
: . 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 00 01 01 01 01 01 01 01 01 01 01 01 01 01 01 01 01 00 00 00 00
Calculation Summary (Footcandles calculated using initial lumen values @ 25°C)
‘ . - . . 00 00 0 00 00 00 o' 01 01 01 01 01 01 01 01 01 01 00 o 00 00 00 01 01 01 01 01 01 02 02 02 02 02 01 01 01 01 01 00 00 00 %o
Label Units Avg Max Min Avg/Min Max/Min
CalcPts Fo ‘2_49 A26.0 ‘0.0 AN.A. NA. 0 %0 0 00 0 01 01 01 01 01 01 01 02 03 03 03 02 01 01 0o 0 0o o 0o 01 02 02 b2 02 02 02 03 03 03 02 V2 01 01 01 01 01 0o Vo
Pay Canopy Fc 14.66 17.6 10.9 1.34 1.61 00 00 00 00 00 01 01 04 01 01 01 02 02 04 08 12 12 07 03 01 00 00 00 00 00 00 00 03 04 04 03 04 04 05 05 04 03 02 01 01 01 01 01 00
Site (no Canopies) Fc - 9.35 157 0.8 - 6.69 19.63 0 b0 0o o 01 01 b1 b1 01 b2 b2 03 04 09 23 s 45 22 07 02 0100 00 00 00 00 bo 0o 05 07 07 b7 08 08 b8 08 06 04 02 01 01 01 01 0
Vacuum Cano North FC 19.1 6 26.0 10.4 1.84 2.50 . . . - L) - - L] . . . . - - - L) [ ] . . - - - - . . L] L] [ ] - - - - [ ] [ ] . [ ] L] - - - -
Py 00 00 00 01 01 01 01 02 02 03 04 05 07 14—424eg M7z 3T 10 03 04-—0.0-—0.0-00-—0.0-—-00—00—00-—00- 12 15 15 14 14 15 15 11 06 02 01 01 01 01 01
Vacuum Canopy South Fc 17.48 21.3 10.2 1.71 2.09 e S N
00 00 00 00 01 01 01 b2 Y02 20 29 32 21 08 02 02 01 01 01 0.1
. . ) 00 00 00 00 01 01 01 01 02 04 28 1.0 03 02 02 01 01 0.1
Fixture Mounting Heights:
Type LFL: 20" AFG 00 00 00 00 01 01 01 02 03 06 45 13 04 03 02 01 01 0.1
TypeT1:1O' AFG - - L] L] L] - L ] - - - . L] L] L] - - _I ? ? ._m B L] L] - L ] - - - .
Type F1: 20" AFG 00 00 00 01 01 01 01 02 04 09 20| 29 45|59 B4 B0 117 158 6.7 143 41 18 05 03 02 02 01 01
Type 18-19led.les: 8" AFG 00 00 00 01 01 01 01 03 05 12 27| 41 53| 7@ 97 104 ‘124 138 140 157 48 24 07 04 02 02 01 01
Type F11: 12' AFG . , . . 1 01 01 0 5 1. . . . ‘\6 : : 4 "13.8 "4 . N . 4 0. . . . . .
Type OSQ: 22.5" AFG 00 00 00 01 01 01 02 03 06 1.4 B3| 55 b1 |09 43548410720 —H9 4801661592080 F—455—+4F—433—42F B9 56 48 46 5.1 166 7.2 EE" 55 %28 07 04 02 02 01 0.1
Additional Equipment: 00 00 00 01 01 01 02 03 06 13 28| 53 %9 |04, 165238 2dF 260 59 244 ﬁéuﬁ% as.rf‘so'zE?' 243 Ta6 216277 13772 %6 b6 53 %58 68 77 B85 B4 47 23 06 04 02 02 01 041
(6) OSQ-DAXxx Direct mount arms e T I I ) 1 | I 1 1 N\ I .py 1 R 1 s - =<l | I | P, o e el . e e e e .
(2) OSQ-BLSMF Backlight shields 00 00 00 01 01 01 02 03 05 1.1 20| 3762 |92 117 152 155 163 164 158 150 154 159 159 163 174 162 151 104 6.7 56 55 56 69 94 86 61 58 39 16 05 03 02 01 01 041
(1) XA'SENSREM (Handheld Remote) . . . . 1 . 1 . 1 . 2 . 2 . 4 . .1 4 32 . 1 . 1 . 047 . . 1 . 4 . . 7 . 071 -7 07 . .1 . e . 7 . 4 . 077 . . .74 . 1 . 04 1.4 . 4 . . 2 . 1 . 4 ) 1
(4) CL-SSP-4011-20-D1-xx 20' X 4" X 11ga Square steel poles (+3' afg base) 00 00 00 01 01 01 02 02 04 08 1. 5 51 %1 %0 47 55 B1 B4 66 67 69 T 3 79 93 10898 76 67 b4 63 77 95 99 74 61 B9 48 14 04 030204 [0
SQ CL-SSP-4011-16-D1-xx 16" X 4" X 11ga Square steel poles (+3' afg base) 20 00 00 01 01 01 02 02 04 06 10|18 40 41 B8 23 28 B2 B35 B7 B8 40 41 44 49 59 80 [9986~ 7070 B1 104 103 74 57 51 U 37 12 04 02 02 01 0401
Proposed poles meet 120 mph wind zone requirements . )
00 00 00 01 01 01 02 02 03 04 07|14 26 27 26 17 22 26 30 32 33 B34 36 39 43 52 7208194 101 95 86 60 46 388 BB 24 11 04 02 02 01 01 01
*** CUSTOMER TO VERIFY ORDERING INFORMATION AND
CATALOGUE NUMBER PRIOR TO PLACING ORDER *** 00 00 00 00 01 01 02 02 03 04 06|11 15 18 20 M9 28 W6 42 45 47 48 49 B1 B4 60 81 81 98 91 9.2 84 65 50 38 29 19 10 04 02 01 01 01 01
00 00 00 00 01 01 01 02 03 04 06| 09 11 14 Y9 ‘.ﬂ1 74 84 91 94 94 95 94 91 87 11 111 93 's,sT'8.1 % 0 "0 04 02 01 01 01 0.1
00 00 00 00 01 01 01 02 03 04 05|08 M0 1.3 20 B9 (102 6.7 17.4 195 197 194 201 188 “18.0 126 157 18.9]11.1 8.0 26 1.0 05 02 01 01 01 0.0
s | | s | | s |
- L] L) L) - - - - - - L) L) L) - - - - - L) .ﬁcﬂuuﬂaniopf - - L] . - L) L) L) - - - - -
00 00 00 00 01 01 01 02 03 04 06|08 10 14 20 B2 110 *182.%186 210 210 206 213 493 181 08 146 1801106 6.6 27 09 04 02 01 01 01 00
0 00 0 01 01 01 02 02 04 06|09 12 17 22 B7 67 95 106 11.3 113 109 109 102 90 67 79 87 72 B3 1 81 9.0 57 22 08 04 02 01 01 01 00
Pay Canopy
00 00 0 01 01 01 01 02 04 06|10 16 22 28 B5 B0 B4 71 Y3 69 67 66 61 52 41 B3 45 46 5.1 48 54 B9 27 13 096 03 02 01 01 01 %o
00 00 00 00 01 01 01 02 03 06|10 19 B2 B9 54 62 66 67 59 41 B0 28 27 29 B+ 37 B8 B4 61 59 B2 Bo 35 10 05 03 02 01 01 01 00
00 00 00 00 01 01 01 02 03 05|09 ‘18 B7 b 79 /80 B89 90 B2 B9 7] 21 %23 '9_7[ 3.0 3.0 72 %B6 52 Bo 29 07 04 03 02 01 01 01 00
00 00 00 00 01 01 01 02 03 06|09 7 B2 63 B9 96 106 115 116 127 126 89 57 37 26 21 20 22 27 29 32 58 71 60 [48 B1 07 04 03 02 01 01 01 00
00 00 00 00 01 01 01 02 04 06 %o M8 B5 67 91 113 120 121 132 46 130 80 51 37 27 22 20 23 24 27 B4 50 71 68 [51 38 08 04 03 02 01 01 01 00
00 00 00 00 01 01 01 02 03 06 1A 20 40 77 87 107 138 137 157 136 115 76 52 41 29 22 20 %22 27 28 B4[43 Bi1 V2 52 38 07 04 02 02 01 01 01 o0
0 00 0 01 01 01 02 03 Ve T 742 123 17381 29 21 19 %21 25 27 6.5 4 %25 06 03 02 02 01 01 o %o
0 00 0 01 01 01 02 03 05 09 18 B8 77 92 %95 "11.7 132 136 "12.0 106 74 27 M9 17 18 21| 28 26 1.5 04 03 02 01 01 01 0o Vo
0 00 00 01 01 01 02 03 04 07 13 28 B4 67 75 95 110 109 115 97 59 24 1.7 15 16 21| 31 %43 11 03 02 01 01 01 o1 o oo
0 00 00 01 01 01 02 03 05 09 18 B3 46 65 90 95 B7 91 Y0 59 19 15 13 15 "9 28 26 06 02 01 01 01 01 01 00 00
00 00 00 01 01 01 02 02 04 06 10 19 B3 B4 78 87 B0 70 65 56 4 6—42—t+—42—+5 16 14 15 16 1.8 19 14 05 01 01 01 01 01 00 00
00 00 00 01 01 01 01 02 02 04 06 10 18 28 40 45 42 B7 B4 B7 B2 2114 11 09 09 09 08 08 09 09 10 M0 07 03 01 01 01 01 00 00 DO
00 00 00 00 01 01 01 01 02 02 03 06 09 14 19 22 21 9 M7 8 9 5 %109 07 06 05 05 05 05 06 06 05 04 02 01 01 01 00 00 00
0 0 0 01 01 01 01 01 02 02 04 05 07 09 11 11 11 09 09 o 10 09 07 06 04 04 03 03 03 03 03 03 02 01 01 01 00 00 00
90 0 0 01 01 01 01 01 02 02 03 04 05 06 06 06 06 05 06 06 06 05 04 .03 03 02 02 02 02 02 02 01 01 01 Vo Vo 00
20 00 00 01 01 01 01 01 02 02 03 03 03 04 04 04 03 03 04 04V a3 03 02 02 b2 02 01 01 01 01 0479400, 0.0
00 00 00 0 01 01 01 01 01 01 02 02 b2 b2 b2 02 02 02 02 92 92 02 b2 92 02 01 01 01 o1 01 01 01 0o 00
90 90 00 90 01 01 01 o1 01 01 01 01 02 02 02 b2 02 01 01 02 02 02 01 0ot 01 01 01 01 01 01 0 00 00
00 00 00 0o 0o 01 01 01 01 01 01 b1 01 01 01 01 01 01 01 03,04 0F 670t 01 01 b1 01 Do Do 0o
00 00 00 00 0 90 91 01 01 01 01 01 01 01 01 01 01 01 01 01 01 01 01 01 01 00 00 0o 00 o0
00 00 00 0 0 00 01 01 01 01 01 01 01 01 01 01 01 01 01 01 01 01 00 00 00 (00100
00 00 0 00 00 00 00 00 00 00 00 0o 00 00 00 00 0o 0o 0o 0o V0 Vo 0o 00 o0
00 00 00 00 00 0 00 00 00 00 00 00 o 00 V0 00 0 0o 0o b0 %o
/ 1"\ PROPOSED SITE PLAN
\-_J SCALE: "= 20
o lllumination results shown on this lighting design
are based on project parameters provided to n " " .
CREE< LIGHTING |&==2=5 | Project Name: Quick Quack Lake of the Pines - Auburn, CA 95602 s
test procedures conducted under laboratory 1 H
We conditions. Actual project conditions differing - ) C h I‘IS SChI |tZ
from these design parameters may affect field
A COMPANY OF IDEAL INDUSTRIES, INC. Veriying cimensionsl accuracy along wih Case # 454687 Footcandles calculated at grade Filename: QQ-210128AUCABRSR5.AGI _
compliance with any applicable electrical, Date . 1 0/29/202 1

9201 Washington Ave, Racine, W1 53406 https://creelighting.com - (800) 236-6800

lighting,or energy code.
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QUICK QUACK CAR WASH
STORE #6-100

LAKE OF THE PINES
AUBURN, CA. 95602

PHOTOMETRIC
SITE PLAN

DATE: DECEMBER 2020
CRM PROJECT #: 2006

THIS DOCUMENT AND THE IDEAS AND DESIGN INCORPORATED HEREN
AS AN INSTRUMENT OF PROFESSIONAL SERVICES IS THE PROPERTY OF
CARISSM ROHRER MCMULLEN ARCHITECTS AND PLANNERS,
INCORPORATED AND I8 NOT TO BE USED N WHOLE OR IN PART FOR
ANY OTHER PROJECT WITHOUT THE WRITTEN AUTHORIZATION OF

PLANNING DOCUMENTS
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| I [12 22 32| {22 26 22 10
| o
o ' _
(|
Bll_oll 86I_8II
0 ©, ©, © ©, (&)
\a4.0/ /1™ PROPOSED CAR WASH FLOOR PLAN
\_J SCALE: 3/16" = |'-O"
4 KEYNOTES
Q&2 1| CONVEYOR TRENCH. SLOPE AT 4" PER FOOT TO DRAIN. 22| FAUX NINDOW - SEE EXTERIOR ELEVATIONS
2| &" CONVEYOR TRENCH DRAIN PIPE. 23| 1/2" CONDUIT TO TIRE SIWITCH TERMINATE AT END OF RECESS. CONDUIT TO GO
UNDER CONVEYOR TRENCH (TYPICAL 2 PLACES)
‘V* - *7‘ 4 | UTILITY TRENCH. SLOPE BOTTOM TO DRAIN. 25| KNOX BOX - 2 PLACES SHOAN. CONTRACTOR TO COORDINATE WITH LOCAL
| FIRE DEPARTMENT FOR TYPE, SIZE AND PREFERRED LOCATION
5| 4" FLOOR DRAIN FROM UTILITY TRENCH TO THE CONVEYOR TRENCH ) .
\ } - TYPICAL 2 PLACES) 26| 24" NIDE X 16" HIGH AIR VENT - SEE EXTERIOR ELEVATIONS (TYP. 3 PLACES)
- ‘ /_ = 6| 2'-4" NIDE X 2-2" DEEP OPEN FOR ACCESS TO UTILITY TRENCH. 27| FLOOR SINK. (TYPICAL 2 PLACES)
Q d CONTRACTOR TO PROVIDE COVER - MATCH UTILITY TRENCH
iy T —— f = = - 28| WALL MOUNTED IT CABINET
N —l ‘ \L ‘ 7 "
q 4" PIPE CHASE FROM UTILITY TRENCH TO CONVEYOR TRENCH. )
ETENES | } 5 (TYPICAL 3 PLACES) 29] 3" CHASE (TYP. 3 FLACES)
[ 40\‘ | £ 8 | TRENCH DRAIN. 30| LEVEL LANDING PER CBC |IB-404.2.4 AND TABLE [IB404.2.4.| (TYP) - 24" MIN
3 | ; STRIKE EDGE CLEARANCE FOR THE EXTERIOR DOOR LANDING
] 9| ROOF ACCESS LADDER.
N=— 4 Q 31| 3/4" x | 1/2" NIDE RECESS IN SLAB FOR DRAINAGE (TYP. 2 PLACES)
T © 10| EMPLOYEE LOCKERS. (TOTAL OF 3 - | ADA ACCESSIBLE)
33 32| CONTRACTOR SUPPLIED AND INSTALLED EYE WASH STATION
9 \ 11| WALL MOUNTED ENCLOSED FIRE EXTINGUISHER. - 2A-10BC
i . OFFICE il a % (TYPICAL 2 PLACES) 33| 34" MAXIMUM AFF. COUNTER TOP. SEE #5 DRANINGS AS.|/#5
" s F 12| ROOF DRAIN LEADER
© - (TYPICAL 2 PLACES) 34| 6" SWEEPS FROM UTILITY TRENCH TO EQUIPMENT ROOM (TYPICAL 5 PLACES)
S d 14| 3/4" RECESS IN SLAB FOR TIRE SENSOR SWITCH. (TYPICAL 2 PLACES) 35| CONTRACTOR FURNISHED AND INSTALLED 20" X 54" X 84" TALL STORAGE
3 L— : CABINET WITH ADJUSTABLE SHELVING AND WHITE MELAMINE FINISH ON THE INSIDE
© I 35] \ 15| COLLECTOR AND DOWNSPOUT - SEE EXTERIOR ELEVATIONS AND GRAY OUTSIDE
CLOSET 25 <
A 3+ 16| HOSE BIB IN RECESS BOX. PROVIDE WITH LOCKABLE DOOR AT EXTERIOR 36| 2-0" X 5'-6" X 4" TALL CONCRETE "HOUSE CLEANING PAD'" FOR McC PANEL
o LOCATIONS. SEE PLUMBING DRANINGS (TYPICAL 4 PLACES)
0 37| 3" DIA. PVC CHASE FROM ACCESS OPENING TO FACE OF WALL
X b i i 17| COILING ROLL-UP DOOR. (TYPICAL 2 PLACES)
38| 1" DIA. PVC CHASE TO BUG JUICE CONTROL PANEL
18| 6" CONCRETE FILLED PIPE BOLLARD AT ENTRANCE. (TYPICAL 2 PLACES)
39| 3" DIA. PVC CHASE CENTER OF MCC PANEL "HOUSE KEEPING PAD" TO EQUIPMENT
Y > 19| LINE OF ROOF ABOVE. TRENCH
’ o4t ’ 20| WALL MOUNTED CANOPY ABOVE. (TYPICAL 4 PLACES) 40| CONTRACTOR FURNISHED AND INSTALLED [&" X 36" X 40" TALL POS CABINET
21| 3'-0" X 3'-0" RECLAIM CLEAN-OUT.

/ 2\ PROPOSED QUARTERBACK STATION FLOOR PLAN

w SCALE: 2/16" = |'-O"

NOTE:

ALL CONDUITS TO HAVE SWEEPS ONLY. 40 DEGREE CONDUIT/CHASE BENDS ARE

NOT ALLOWED

A4l

b
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phone: (916) 451-1500 - fax: (916) 451-1600

REVISIONS
# DATE DESCRIPTION

QUICK QUACK CAR WASH

STORE #6-100
LAKE OF THE PINES
AUBURN, CA. 95602

FLOOR PLAN

DATE:
CRM PROJECT #:

DECEMBER 2020
2006

THIS DOCUMENT AND THE IDEAS AND DESIGN INCORPORATED HEREIN
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INCORPORATED AND IS NOT TO BE USED IN WHOLE OR IN PART FOR
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METAL ROOFING

CEMENT FIBER
SIDING

STUCCO

METAL TRELLIS

phone: (916) 451-1500 - fax: (916) 451-1600

21-4

LINEAR LIGHTING

5800 Stanford Ranch Road #720, Rocklin CA 95765

s METAL CANOPY =
iy CEMENT FIBER
=

Carissmi Rohrer McMullen Architects and Planners, Inc.

METAL FASCIA

~ Quick Quack
Y/ |

SIDING

k 14-8

© 2020 CARISSIMI ROHRER MCMULLEN ARCHITECTS AND PLANNERS, INC.

rchitects & Planners, Inc.

EXTERIOR LIGHTING
CEMENT FIBER

g mn o .

CRM 4

ALUMINUM STOREFRONT STONE VENEER EXTERIOR LIGHTING AIR VENT FAUX WINDOW
/"™ SOUTH ELEVATION 2\ WEST ELEVATION
\\_/ SCALE: 2/16" = I'-0" \\_/ SCALE: 2/16" = I'-0"

STONE VENEER [ )

7
I LA
N —
= 1 ————— | EEILI%%Ii ) %
. COOL METALLIC SILVER
. SHERWIN WILLIAMS PAINT "PORTICO" #7548
. SHERWIN WILLIAMS PAINT "COCONUT HUSK" #6&611]
SHERWIN WILLIAMS PAINT "LIGHT FRENCH GRAY" #0055
. VENETO FIELDLEDGE" STONE VENEER
ANODIZED ALUMINUM REV'S'ONS
# DATE DESCRIPTION
SHERWIN WILLIAMS PAINT "SNOWFALL" #6000 A
/2
SHERWIN WILLIAMS PAINT "TORCHLIGHT" #6374 A
/a\
/8\
METAL ROOFING /o
/N
—
CEMENT FBER | &
METAL TRELLIS SIDING A0
21-4  LINEAR LIGHTING STUCCO
i ' / QUICK QUACK CAR WASH
- METAL FASCIA STORE #6-100
CEMENT FIBER | 5 METAL CANOFY | | AKE OF THE PINES
SIDING E £ AUBURN, CA. 95602
| EXTERIOR LIGHTING J
| | ? N\ ‘ CEMENT FIBER
.. EXTERIOR
| = | S I - 1 Ll = 2 ‘ - COLORED
| i 2 e e — ELEVATIONS
EXTERIOR LIGHTING FAUX WINDOW STONE VENEER ALUMINUM STOREFRONT STONE VENEER | .= DECEMBER 2020
CRM PROJECT #: 2006
@ mgﬂAmNo“ @ Eég{EE:LaW&AJLOIN-OH :1-ISDO0UIETI'A}D'I1-EDEA3AIDNO0F|POHATED HEREIN I
L - I [ - A
ﬂ CARISSIMI ROHRER MCMULLEN ARCHITECTS AND PLANNERS,
N
N
EI_ J \
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— L FASCIA
15-6"

CEMENT FIBER
SIDING

EXTERIOR
LIGHTING

B
% B ALUMINUM

' STOREFRONT
I N

I

I

STONE VENEER

< > NORTH ELEVATION
SCALE: /16" = |'-0"

STONE VENEER

METAL FASCIA

CEMENT FIBER
SIDING

ALUMINUM STOREFRONT

< E > EAST ELEVATION

SCALE: 3/l16" = |'-O"
P )\( o
i -

. COOL METALLIC SILVER

SHERWIN WILLIAMS PAINT "PORTICO" #7545

- SHERWIN WILLIAMS PAINT "COCONUT HUSK" #6]l]

. "VENETO FIELDLEDGE" STONE VENEER

ANODIZED ALUMINUM

SHERWIN WILLIAMS PAINT "LIGHT FRENCH GRAY" #OO55

SHERWIN WILLIAMS PAINT "SNOWFALL" #6000

SHERWIN WILLIAMS PAINT "TORCHLIGHT" #6374

METAL FAS

CEMENT FIBER

STONE VENEER

SIDING

FAUX WINDOW

< E > SOUTH ELEVATION
SCALE: 2/16" = |'-O0"

METAL FASCIA

CEMENT FIBER
SIDING

FAUX WINDOW

STONE VENEER

/ 4"\ WEST ELEVATION

v SCALE: 2/le" = |'-O"

(:E Iﬂ )\( ;l‘_“'-

]
/i: L ::r /*/ J/ /I:/: I :i

phone: (916) 451-1500 - fax: (916) 451-1600
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5800 Stanford Ranch Road #720, Rocklin CA 95765
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# DATE DESCRIPTION

o

QUICK QUACK CAR WASH
STORE #6-100

LAKE OF THE PINES
AUBURN, CA. 95602

QUARTERBACK STATION
EXTERIOR COLORED
ELEVATIONS

DATE: DECEMBER 2020
CRM PROJECT #: 2006
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4I_éll L

|5I_OII

|4I_éll I:-’I

FACE OF BUILDING

N Il HSS POST, BASE n—
0 PLATE AND 9
o ¢ FOOTING (TYP) %Jw %JT ®
[ °r'|°\ ‘o’
Nt g Niis
ROLLED HSS BEAM 5
/ (TYP) a})
=9 M
o

xED@E OF ROOF

(TYP)

/1 ™\ PAY STATION CANOPY PLAN

w SCALE: |/4" = |'-O"

34I_—,II

ROLLED STANDING SEAM
ROOF DECK - AEF SFPAN
"COOL METALLIC SILVER"

4I_6II L

// FACE OF BUILDING

|5I_OII

|4I_6II |:7I

A

7

TOP OF FOOTING TO BE
PLACED BELOW CONCRETE.
SANWCUT AROUND FOOTING FOR
FUTURE ACCESS

| L&" TOP OF CURB
FIELD VERIFY

TOP OF FOOTING SHALL
REMAIN

THE SAME HEIGHT TOP OF
AT ALL COLUMNS / DRIVE SLAB

1

= — — —
e — — —

/ FOOTING BELOW GRADE

/2™ PAY STATION CANOPY ELEVATION

= — — — 4

| S —
P

-—,I_&II
a'-71/2"

[

v SCALE: [/4" = |'-O"

ROLLED STANDING SEAM
ROOF DECK - AEFP SFPAN
'COOL METALLIC SILVER"

COLD ROLLED STEEL PURLIN
(TYP)

ROLLED HSS BEAM PAINT
TO MATCH AEP SPAN x

'COOL METALLIC SILVER"

HSS POST - PAINT TO MATCH
AEP SPAN "COOL METALLIC
SILVER"

TOFP OF CURB AS OCCURS

FOOTING BELOW GRADE.
TOP OF COLUMN FOOTINGS
TO BE AT SAME HEIGHT.

3 LT RaA N
— =
=Tl I

BI_BII ql_qll

BN

T

—,I_&II

o R-26'-4 3/8"

FINISH GRADE AS OCCURS

= — — — 4
e — ——
P

©_— LIGHT FIXTURE

SEE ELECTRICAL

a'-1 1/2"

DRANWINGS

== [

ag A - R N
wwmuwmwumwumwumwumwumuwmwumuv‘
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/A-A\ TYPICAL CANOPY SECTTION

w SCALE: /4" = |'-O"

/2" PAY STATION COLOR PLAN VIEW

w SCALE: |/4" = |'-O"

=

c=

PSS P 1
NS R .
b e t L

/4 PAY STATION CANOPY COLOR ELEVATION

v SCALE: |/4" = |'-O"

==l == == ==
e =I=N==N== =
- :m:m:m:m:“ [T

ooy MRS

- T

=1

=N=]]
el

/"5 PROPOSED CANOPY SIDE ELEVATION

w SCALE: |/4" = |'-O"
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PAY CANOPY

[ ]
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ROLLED STANDING SEAM
ROOF DECK - AEP SPAN TRASH
COOL METALLIC SILVER RECEPTACLE (TYP)

Jal_all

/ ) Il

—ROLLED

N © | Hes BEAM
HSS POST, (7

BASE PLATE
AND FOOTING

(TYP)

phone: (916) 451-1500 - fax: (916) 451-1600

|5I_OII

q I_q I
5800 Stanford Ranch Road #720, Rocklin CA 95765

Carissmi Rohrer McMullen Architects and Planners, Inc.

© 2020 CARISSIMI ROHRER MCMULLEN ARCHITECTS AND PLANNERS, INC
itects & Planners, Inc.

CRM Arch

m \EDeE OF

(TYP) ROOF (TYP)
e U AL U U S

?\ N/ N

6" CONCRETE CURB SEE SITE
SEE SITE PLAN PLAN
1" 13'-6" | I2-0" | 12'-0" | 12-0" I I2-0" | 12'-0" | 12-0" I 13'-6" L AT"
7 % 7 % % 7 % % % I ]
00'-2"
m NORTH VACUUM CANOPY PLAN
w SCALE: 3/1e" = |'-0"
00'-2"
'7"'\1b 3-6" ; 12'-0" ’ 12'-0" ; 12'-0" ' 12'-0" ’ 12'-0" . 12'-0" ’ 3'-6" ; ~T1"
E’-EI B B B Ea B B Ea Ei
o 8
S~
TOF OF CURE TOP OF FOOTING L‘ -
SHALL REMAIN KR
/ ;%Tvg‘:sl_ A THE SAME HEIGHT -
— L ‘ AT ALL COLUMNS 4 ‘ 4 4 ‘ 4 ‘ —
T ity ity F F it F ity F F il ] - u:[,n‘ ]
111 ~FOOTING BELOW 11! 1] 11 11 1] 11 1] 11
:;‘ : / 6RADE ;‘; | :;‘ ‘ ::; ‘ f;‘ ‘ :j; : :;; ‘ fj‘ ‘ ::; |
A' 4 A' aA 4 4 4 4' 4
[ ]
REVISIONS
/ 2"\ NORTH VACUUM CANOPY ELEVATION # DATE DESCRIPTION
\_-_J SCALE: 3/le" = T-O' /N
e A
"C%OOL %EC:I’AL—LIC SILVER" 130"
COLD ROLLED STEEL FURLIN —_1 ERCAD q-9" LIGHT FIXTURE A
g | A .
U | —
"CcOoOL METALLIC SILVER" i [ ]
o R-26'-4 3/8"
| QUICK QUACK CAR WASH
HSS POST -" PAINT TO MATCH N STOHE #6_100
Giveme | COOHTETALLE > LAKE OF THE PINES
i v AUBURN, CA. 95602
TOP OF CURB AS OCCURS
g _%_ FINISH GRADE AS OCCURS |
M=kl = bt e e e o [ |
SEEE R R SIS EIETETEE]
L
ITT=ITI=1 ‘:‘ ‘ ‘ o L J ‘ ‘:‘ ‘ ‘:\ === T=T=IT=ITI=ITE NORTH VACUUM CANOPY
el R S =11}
FOOTING BELOW GRADE. L L B L
TOP OF COLUMN FOOTINGS ===
TO BE AT SAME HEIGHT: L I
=TI R =T1] | |
= A==
== =11k
E@%@ - %@%E DATE: DECEMBER 2020

Sl CRM PROJECT # 2006

(A-A\ TYPICAL CANOPY SECTTION

\_/ SCALE: /4" = |'-O" THIS DOCUMENT AND THE IDEAS AND DESIGN INCORPORATED HEREIN

AS AN INSTRUMENT OF PROFESSIONAL SERVICES IS THE PROPERTY OF
CARISSIMI ROHRER MCMULLEN ARCHITECTS AND PLANNERS,
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VACUUM CANOPY COLOR PLAN
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N

SCALE: 3/16" = |'-O"

i
Bl s

VACUUM CANOPY COLOR ELEVATION

(2
N

72"\ TYPICAL VACUUM CANOPY SIDE ELEVATION

SCALE: 2/16" = |'-O"
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w SCALE: 3/16" = |'-O"
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CRM “

REVISIONS
# DATE DESCRIPTION

ploEppb

QUICK QUACK CAR WASH
STORE #6-100

LAKE OF THE PINES
AUBURN, CA. 95602

TYPICAL COLOR
VACUUM CANOPY

DATE: DECEMBER 2020
CRM PROJECT #: 2006
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ROUNDED GROUT CAP

FINISH COAT STUCCO OVER

&X8X|6 OR 5 Lx&X|6 CONCRETE
MASONRY UNITS AS OCCURS.

EL DORADO STONE CHISELED
EDGE WAINSCOT SILL "EARTH"

6" CONCRETE CURB WITH 2"
CHAMFER EDGE AT TRASH

ENCLOSURE.

FINISH GRADE AS OCCURS.

STRUCTURAL DRANINGS.

CONCRETE FOOTING. SEE K 5574

&'-0" ABOVE FINISH GRADE
(13) COURSES = &'-8"

/A-A\ WALL SECTION

\\_J SCALE: 1/2" = |'-O"

WELDED CONT. (TYP)

HSS 4x4x|/4 POST

HSS &x2xg FASCIA

HoS 4x4x|/4 POST

HSS &x2x%
FASCIA |
HSS 4x4x1/4 POST
i [ {] i
B =
N o B 22 GA HOB-36 METAL DECK,
® Q JEE== CONT. OVER STEEL JOSITS W/ #I2
0 Q < TEK SCREWS @ EA JOIST LOW FLUTE,
T £ 3 TYP. PAINT SHERWNIN WILLIAMS
9 '"QUICK QUACK GREEN"
I
a x
—;l’ N
N X
X | D
Nk
A -
T
& HSS 4x4x|/4 POST
| HOS &x2x4 %
FASCIA

WELDED CONT. (TYP) J

e
=

m DOUBLE TRASH ENCLOSURE ROOF PLAN

w SCALE: /4" =

| I_OII

METAL ROOF WIRE MESH AROUND 4 SIDES OF TRASH
DECK 4 SIDES OF TRASH ENCLOSURE
\ ENCLOSURE
[
‘OP OF MAsoNRY—\ 2]
N - TOM.
/
/ ]
5 THIN STONE VENEER: 70% EASTERN 4
5 /‘ MOUNTAIN LEDGE - CARAMEL )
N — = — —_ MOUNTAIN, 30% MINNESOTA 4 -
= Lzrujf‘ﬁ/ wan| = —— —A] FIELDSTONE - WISCONSIN BLEND (BY
e I \\ CULTURED STONE) PROVIDE ANTI
| | e GRAFFITI SEALER
e g | = ———
e | e -
HOLLOW METAL DOOR. EQUIP WITH
E%ﬁ: g@g&ﬂj‘ﬁfﬁ o ACCESSIBLE STORAGE LOCKSET: K2 CONTRACTOR TO PROVIDE
! , COMMERCIAL HARDWARE QCLITO METAL CLASF AND LOCK.
SHELL WHITE SEE KEYING NOTES ON AB00

SUM-626 OR APFPROVED EQUAL

TRASH ENCLOSURE SIDE ELEVATION
SIDE VIEW SIMILAR

|2I_&II
5I_4II

4I_8II 4I_8II

/_

HSS 4X4X4" POST

WIRE MESH AROUND

22 GA HSB-36 METAL DECK,

CONT. OVER STEEL JOSITS W/ #I2
TEK SCREWS @ EA JOIST LONW FLUTE,
TYP. PAINT SHERWIN WILLIAMS
"ARRESTING AUBURN"

(TYP)

HOLLOWN METAL
DOOR & FRAME
PAINT TO MATCH

ADJIACENT SURFACE

(TYPICAL 4 PLACES) N |
2 g if

ROOF LINE

bV S

6" CONCRETE CURB ——— b v

SEXoX|6 CONCRETE
MASONRY UNIT WALL.

O

—

/

IRRIGATION
CONTROLLER
VERIFY LOCATION

4" DIA CONCRETE
FILLED PIPE
BOLLARD (TYP. 2)

EXPANSION JOINT (TYF) \

5" DIAMETER CONCRETE
FILLED PIPE BOLLARD (TYP) T

N

|5I_4II

EOBER
-

e

METAL PANEL GATE (TYP)

DRILL HOLE IN SLAB AT OFEN
AND CLOSED POSITIONS TO

ACCEPT CANE BOLT. |

2
< A
/ a4 < P

/1 MASONRY TRASH ENCLOSURE PLAN

THICKENED SLAB
SEE SITE PLAN

N
o

\\_J SCALE: I/4" = |'-O"

I\J/ ROOFING ABOVE

%
,6 I" SQUARE STEEL TUBE
_ SEE STRUCTURAL DRANINGS
N
S~ WIRE MESH - COORDINATE WITH
\_ ONNER

°® TS Hes COLUMN PER PLAN

o CMU WALL - SEE STRUCTURAL
—— DRANWINGS

X X

SEE DETAIL #5 FOR
ADDITIONAL INFORMATION

/ &\ MESH DETAL

\\_j SCALE: | /12" = |'-O"

I/4" WELDED CAP PLATE

TYP

3/16" GROUT CAF. SHAPE TO DRAIN.

g

RN 22 GA HSB-36 METAL DECK,
CONT. OVER STEEL JOSITS W/ #I2
TEK SCREWS @ EA JOIST LONW

f

S
e
]I

FLUTE, TYP

HSS PURLIN AND BEAM PER PLAN

HSS COLUMN PER FPLAN

IBASE PLATE 2/4" X 6" X |'-O" AS OCCURS.

WNITH 4 - 3/4" A36 "J" BOLTS
HOOKED AROUND TOP REINF

PAINT ALL STEEL TO
MATCH ADJACENT

BUILDING COLORS, TYP

/5" SLEEVE HINGE DETAIL

/ 4"\ WALL CAP

&" OR 5 3" CONCRETE MASONRY_\

PAINT TO MATCH BLOCK COLOR.

1 )/2"

DETAIL

\\_/ SCALE

. | |/ 1" = |I_OII

w SCALE: | /12" = |'-O"

(TY®)

TRASH ENCLOSURE FRONT ELEVATION

ACCESS NOTES

GROUT CAF

5" DIAMETER CONCRETE FILLED
PIPE BOLLARD (TYP)

/ METAL GATE (TYP).

/ PAINT SHERWIN WILLIAMS
"ANTIQUE BISQUE"

z/‘/: 2" ROUND STOCK STEEL CANE

BOLT NITH LOCKABLE TAB

2" LONG C2X5 WELDED TO
GATE FRAME. DRILL HOLES IN
LEGS TO ACCEPT CANE BOLT

l. ACCESS GATE SHALL BE EQUIPPED WITH SINGLE-EFFORT.
NON-GRASP HARDWARE CENTERED BETWEEN 24" AND

44" ABOVE FLOOR.

2. THE OPENING FORCE FOR ACCESS GATE SHALL

NOT EXCEED 5 LBS.

3. IF THE ACCESS GATE HAS A CLOSER, THE CLOSER

SHALL BE ADJUSTED SO THAT FROM AN OFEN POSITION
40 DEGREES THE TIME REQUIRED TO MOVE THE DOOR

TO A POSITION OF |12 DEGREES FROM THE LATCH IS

5 SECONDS MINIMUM PER 2016 IBC

4. ACCESS GATE LANDING SHALL HAVE A MAXIMUM SLOPE
NOT TO EXCEED 2% IN ANY DIRECTION.

5. BOTTOM 0" OF ACCESS SHALL BE OF A SMOOTH SURFACE

6. PROVIDE LOCK FOR ACCESS GATE AS REQUESTED BY

ONWNER

7. PROVIDE CLEARANCES FOR ACCESS GATE AS

SHONWN BELOW:

5. OPERABLE PARTS SHALL BE OPERABLE WITH ONE HAND AND
SHALL NOT REQUIRE TIGHT GRASFING, PINCHING OR TNISTING

OF THE WRIST PER 2016

BC

d. SNINGING DOOR AND GATE SURFACES WITHIN |O" OF FLOOR
OR GROUND MEASURED VERTICALLY SHALL HAVE A SMOOTH
SURFACE ON THE PUSH SIDE EXTENDING FULL WNIDTH OF THE
DOOR OR GATE PER 2016 IBC.

MINIMUM

2

60" MINIMUM
1 1

)

5" DIAMETER CONCRETE FILLED
EXTRA STRENGTH PIPE BOLLARD.

12" CLEAR SPACE
24" CLEAR SPACE

3 L'x2 4'x 2" oTEEL
ANGLE GATE FRAME.

SECTION

ASC PACIFIC 1& GA.
"MINI VvV BEAM" METAL
FPANEL.

5" DIAMETER CONCRETE FILLED N
EXTRA STRENGTH FIFPE BOLLARD.

SHUT IT "BAD ASS" GATE

HINGE ##C|200. TYPICAL 3
PLACES PER EACH POST
PROVIDE 5/I6" FILLET ALL
AROUND HINGE BOTH SIDES ——

A

=

ELEVATION

/ 2"\ GATE HINGE DETALL

\\_j SCALE: | 1/2" = |'-O"
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N/ ROOFING ABOVE

X I" SQUARE STEEL TUBE
SEE STRUCTURAL DRANWINGS

X WIRE MESH - COORDINATE WITH

ONNER

T Hes COLUMN PER PLAN

\ CMU WALL - SEE STRUCTURAL

DRANWINGS

SEE DETAIL #5 FOR
ADDITIONAL INFORMATION

/" 7\ MESH DETAL

\\_J SCALE: | 172" = |'-O"

/4" WELDED CAP PLATE

TYe
/16"
%x 22 GA HSB-36 METAL DECK,

CONT. OVER STEEL JOSITS W/ #I2
TEK SCRENS @ EA JOIST LOW

A

FLUTE, TYP

HSS PURLIN AND BEAM PER PLAN

HSS COLUMN PER PLAN

= IBASE PLATE 2/4" X 6" X |'-O"
‘ NITH 4 - 2/4" A36 "J" BOLTS

HOOKED AROUND TOR REINF

PAINT ALL STEEL TO
MATCH ADJACENT

BUILDING COLORS, TYFP

/"5°\ SLEEVE HINGE DETAIL

\_J SCALE: | 1/12" = |'-O"

FASCIA
HSS &x2x%

HSS &x2xt FASCIA

\_|
[}

HSS ox2x!1/4

/2"/FOOT
SLOPE

HSS ox2x!/4

LONW FLUTE, TYP

FASCIA
HSS &x2xZ

—

L

L‘I
HSS &x2xs FASCIA \?L

WELDED CONT. (TYP)

/" 6"\ DOUBLE TRASH ENCLOSURE ROOF PLAN

\_J SCALE: |/4" = |'-O"

GROUT CAFP. SHAFPE TO DRAIN.
PAINT TO MATCH BLOCK COLOR.

| /‘ n

8" OR 5 L' CONCRETE MASONRY
AS OCCURS. _\

/ 4"\ WALL CAP DETAIL

\_J SCALE: | I/12" = |'-O"

5" DIAMETER CONCRETE FILLED

EXTRA STRENGTH PIFPE BOLLAR

5" DIAMETER CONCRETE FILLED RN

EXTRA STRENGTH PIPE BOLLAR

SHUT IT "BAD ASS" GATE
HINGE ##C|300. TYPICAL 3
FPLACES PER EACH POST
PROVIDE 5/16" FILLET ALL
AROUND HINGE BOTH SIDES

/ 2\ GATE HNG

DECK,

22 GA HSB-26 METAL
/ CONT. OVER STEEL JOSITS W/
#2 TEK SCRENS @ EA JOIST

PAINT "QUICK QUACK GREEN"

D.

NIRE MESH AROUND 4 SIDES OF
TRASH ENCLOSURE - PROVIDE
OFENING FOR VACUUM HOSE

I-o"

6I_OII
=rl_6ll

5I_2II

|

/

/_
/_

VACUUM ENCLOSURE FRONT ELEVATION

8I_6II

6'-8" l,-©

/

|5I_4II

CONTRACTOR TO PROVIDE
METAL CLASF AND LOCK.
SEE KEYING NOTES ON AS00O

METAL GATE (TYPICAL)

5" DIAMETER CONCRETE FILLED
PIPE BOLLARD (TYP)

METAL PANEL GATE (TYP)

5" DIAMETER CONCRETE FILLED
PIPE BOLLARD (TYP)

CONCRETE PLANTER CURB (TYP).
SEE SITE PLAN.

EXPANSION JOINT (TYP)

51 X & X 16 CONCRETE MASONRY
UNIT WALL.

&" REINFORCED DRIVE SLAB.
SEE SITE PLAN.

VACUM EQUIPMENT

/" 1\ MASONRY VACUUM ENCLOSURE PLAN

w SCALE: |/4" = |'-O"

3 1'X2 5"X 2" STEEL
ANGLE GATE FRAME.

iﬁ ~

SECTION

|
D. |
I
I
|

A

=

7

ELEVATION

E DETAIL

W G

ASC PACIFIC 1& GA.
"MINI VvV BEAM" METAL
PANEL.

\_J SCALE: | I/

2II = |I_OII

GROUT CAFP

&XeX|6 OR 5 1XeX|6 CONCRETE
MASONRY UNITS AS OCCURS TO

MATCH BUILDING.

FINISH GRADE AS

CONCRETE FOOTING. SEE
STRUCTURAL DRANINGS.

OCCURS.

&'-0" ABOVE FINISH GRADE

(13) COURSES = &'-&"

/A-A\ WALL SECTION

\_J SCALE: /12" = |'-O"

i
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Vinyl Film Color Schedule

3M 3630-22 3M 3630-26 3M 3630-015 3M 3630-74
Black Green Yellow Kumgquat Orange
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“GOOSENECK LIGHT” FIXTURES; MODEL PWSV930

FOR USE ABOVE SIGNS ON BUILDING FASCIAS & TRIMS;
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Lake of the Pines
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HALO ILLUMINATED Accounts/Misc/Quick Quack/Elev/
FASTENER/SPACE Auburn, CA_Lake of Pines
PERWALLTYPE “This includes proper grounding and bonding of the sign.
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Designer:
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SWITCH

Numerals LOW VOLTAGE
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construction with faces and returns painted Black, ©2014 PACIFIC NEON COMPANY
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16'-7 36"

QTY 1: Exterior llluminated Wall Sign
Faces, Backs, and Returns are Fabricated Aluminum.
Vinyl Graphics Overlaid on Faces.

(9.6 SqFt)
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3M 3630-22 3M 3630-26 3M 3630-015 3M 3630-74
Black Green Yellow Kumquat Orange

IlZl-

< 7
“GOOSENECK LIGHT” FIXTURES; MODEL PWSV930

FOR USE ABOVE SIGNS ON BUILDING FASCIAS & TRIMS;

120V, COMES WITH A MEDIUM BASE UL APPROVED SOCKET

150W MAX. CAN USE A "PAR30" OR "PAR38" CAPSYLITE BULB.
APPROX.3000K COLOR TEMPERATURE FOR LIGHT COLOR CONSISTENCY
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]
ﬁj
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3 NOT INTERNALLY
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81_0” *

A A
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CAR WASH &
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.080 Aluminum backgrounds painted ICl “Soapstone”
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*Approx. Dimensions

[ | |
;

FAIRMONT

SI GN COMPANY

3750 East Outer Drive
Detroit, M1 48234
1:313.368.4000 f:313.368.9335
www.fairmontsign.com

| Client: |
Quick Quack

'lCAR WASH

Quick Quack Car Wash #6-100
Lake of the Pines
Auburn, CA

Date:
5/6/21

File:
Accounts/Misc/Quick Quack/Elev/
Auburn, CA_Lake of Pines

Designer:
RNB
Scale:
NA
Jobi# Sheet#
00000 90f9
Revision # Date:
0 00-00-00

Revision Description:

Customer
Approval:

THIS DRAWING REMAINS THE EXCLUSIVE PROPERTY OF
FAIRMONT SIGN COMPANY. THIS DESIGN CANNOT BE COPIED
INWHOLE OR IN PART, ALTERED, OR EXHIBITED IN ANY
MANNER WITHOUT THE WRITTEN CONSENT OF FAIRMONT
SIGN COMPANY. THE EXCEPTION IS ANY PREVIOUSLY
COPYRIGHTED ARTWORK SUPPLIED BY THE CLIENT.

UNLESS OTHERWISE NOTED, ALL COLORS PORTRAYED ARE
REPRESENTATIVE ONLY.

ALL DIMENSIONS TO BE

FIELD VERIFIED PRIORTO
INSTALLATION






