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6360 Fountain Square Drive, Citrus Heights, CA 
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CALL SPECIAL MEETING TO ORDER
1.    Roll Call:    Council Members:    Daniels, Fox, Slowey, Bruins, Miller 

PUBLIC COMMENT
Under Government Code Section 54954.3, members of the audience may address the 
Council on any item of interest to the public and within the Council's purview, or on any 
Agenda Item before or during the Council's consideration of the Item.  If you wish to 

address the Council during the meeting, please fill out a Speaker Identification Sheet and 
give it to the City Clerk.  When you are called upon to speak, step forward to the podium 

and state your name for the record.  Normally, speakers are limited to five minutes each 
with 30 minutes being allowed for all comments.  Any public comments beyond the initial 

30 minutes may be heard at the conclusion of the agenda.  The Mayor has the discretion 

to lengthen or shorten the allotted times.

STUDY SESSION

2. Review Options For A Proposed Rental Housing Inspection Unit

ADJOURNMENT

CALL REGULAR MEETING TO ORDER
1.    Flag Salute

2.    Roll Call: Council Members: Daniels, Fox, Slowey, Bruins, Miller

3.     Video Statement 

APPROVAL OF AGENDA

PRESENTATIONS

4. Proclamation Of The City Of Citrus Heights Proclaiming The Week Of April 6 - 14, 
2018 As Creek Week

5. Presentation By Sacramento Yolo Mosquito And Vector Control District – Gary 
Goodman

COMMENTS BY COUNCIL MEMBERS AND REGIONAL BOARD UPDATES

PUBLIC COMMENT
Under Government Code Section 54954.3, members of the audience may address the 
Council on any item of interest to the public and within the Council's purview, or on any 
Agenda Item before or during the Council's consideration of the Item.  If you wish to 

address the Council during the meeting, please fill out a Speaker Identification Sheet and 
give it to the City Clerk.  When you are called upon to speak, step forward to the podium 

and state your name for the record.  Normally, speakers are limited to five minutes each 
with 30 minutes being allowed for all comments.  Any public comments beyond the initial 

30 minutes may be heard at the conclusion of the agenda.  The Mayor has the discretion 

to lengthen or shorten the allotted times.

CONSENT CALENDAR
It is recommended that all consent items be acted on simultaneously unless separate 
discussion and/or action is requested by a Council Member. 

6. SUBJECT: Approval Of Minutes
RECOMMENDATION: Approve the Minutes of Regular Meeting of Thursday, March 
22, 2018 

7. SUBJECT: Mariposa Avenue Safe Routes To School - Phase 3 CML 5475(039) 
Approval Of Caltrans Program Supplement Agreement No. 024-N1

STAFF REPORT: R. Sherman / S. Hodgkins
RECOMMENDATION: Adopt Resolution No. 2018-___; A Resolution of the City 
Council of the City of Citrus Heights, California Authorizing the City Manager to 
Execute a Program Supplement Agreement for the Mariposa Avenue Safe Routes to 
School Phase 3 Project 

8. SUBJECT: Mariposa Avenue Safe Routes To School Phase 4 - ATPSB1L-5475(043) 
Approval Of Caltrans Program Supplement Agreement

STAFF REPORT: R. Sherman / S. Hodgkins / L. Blomquist
RECOMMENDATION: Adopt Resolution No. 2018-___; A Resolution of the City 
Council of the City of Citrus Heights, California Authorizing the City Manager to 
Execute the Program Supplement Agreement for the Mariposa Avenue Safe Routes to 
School Phase 4 Project 

9. SUBJECT: Electric Greenway ATPSB1L-5475(042) Approval Of Caltrans Program 
Supplement Agreement

STAFF REPORT: R. Sherman / S. Hodgkins / L. Blomquist
RECOMMENDATION: Adopt Resolution No. 2018-___; A Resolution of the City 
Council of the City of Citrus Heights, California Authorizing the City Manager to 
Execute the Program Supplement Agreement for the Electric Greenway Project 

PUBLIC HEARINGS

10. SUBJECT: Appeal Of Planning Commission Decision Regarding Bearpaw 
Apartments

STAFF REPORT: R. Sherman / C. McDuffee
RECOMMENDATION: Staff, on Behalf of the Planning Commission, Recommends the 
City Council:
Motion 1: Move to Deny the Appeal and Adopt Resolution No. 2018-__; Adopting the 
Mitigated Negative Declaration and Mitigation Monitoring Plan Pursuant to the 
California Environmental Quality Act (CEQA) for the Bearpaw Apartment Project; and 
Motion 2: Move to Adopt Resolution 2018-___; Approving a Minor use Permit, Design 
Review Permit and a Tree Permit for the Bearpaw Apartment Project Subject to the 
Findings and Conditions of Approval Contained in the Resolution. 

REGULAR CALENDAR

DEPARTMENT REPORTS

CITY MANAGER ITEMS

ITEMS REQUESTED BY COUNCIL MEMBERS / FUTURE AGENDA ITEMS

ADJOURNMENT

Documents:
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Steve Miller, Mayor 

Jeannie Bruins, Vice Mayor 

Bret Daniels, Council Member 

Albert J. Fox, Council Member 

Jeff Slowey, Council Member 

 

 

 

CITY OF CITRUS HEIGHTS 

CITY COUNCIL 

Special/Regular Meeting of Thursday, April 12, 2018 

City Hall Council Chambers 

6360 Fountain Square Dr., Citrus Heights, CA 

Special Meeting 6:00 p.m. 

Regular Meeting 7:00 p.m. 

 
 

PLEASE NOTE:  The Council may take up any agenda item at any time, regardless of the order listed.  

Action may be taken on any item on the agenda.  The City Council has established a procedure for 

addressing the Council.  Speaker Identification Sheets are provided on the table inside the Council 

Chambers.  If you wish to address the Council during the meeting, please complete a Speaker 

Identification Sheet and give it to the City Clerk.  So that everyone who wishes may have an 

opportunity to speak, there is a five-minute maximum time limit when addressing the Council. 

Audio/Visual presentation material must be provided to the City Clerk’s Office at least 48 hours prior to 

the meeting. 

 

Any writings or documents provided to a majority of the City Council regarding any item on this 

agenda will be made available for public inspection at City Hall located at 6360 Fountain Square Drive, 

Citrus Heights during normal business hours.  Email subscriptions of the agenda are available online by 

signing up with the City’s Notify Me service. 

 

City Council meetings are televised live on Metro Cable 14, the government affairs channel on the 

Comcast, Consolidated Communications, and AT&T U-Verse cable systems and replayed on the 

following Monday at 9:00 a.m.  Meetings are also webcast live at www.citrusheights.net.  

 

The Agenda for this meeting of the City Council for the City of Citrus Heights was posted in the 

following listed sites before the close of business at 5:00 p.m. on the Friday preceding the meeting. 

 

     1.   City of Citrus Heights, 6360 Fountain Square Drive, Citrus Heights, CA 

     2.   Rusch Park Community Center, 7801 Auburn Boulevard, Citrus Heights, CA 

     3.   Sacramento County Library, Sylvan Oaks Branch, 6700 Auburn Blvd., Citrus Heights, CA 

 

If you need a disability-related modification or accommodation, including auxiliary aids or services, to 

participate in this meeting, please contact the City Clerk’s Office 916-725-2448, 6360 Fountain Square 

Drive at least 48 hours prior to the meeting. TDD: California Relay Service 7-1-1. 

 

April 6, 2018        

 

_________________________  

Amy Van, City Clerk   
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Please turn off all cellular phones and pagers while the City Council meeting is in session. 

SPECIAL MEETING 

6:00 PM 

CALL SPECIAL MEETING TO ORDER 

1. Roll Call: Council Members: Daniels, Fox, Slowey, Bruins, Miller

PUBLIC COMMENT 

STUDY SESSION 

2. Review Options for a Proposed Rental Housing Inspection Unit

ADJOURNMENT 

REGULAR MEETING 

7:00 PM 

CALL REGULAR MEETING TO ORDER 

1. Flag Salute Led by Boy Scout Troop 228

2. Roll Call:  Council Members:  Daniels, Fox, Slowey, Bruins, Miller

3. Video Statement

APPROVAL OF AGENDA 

PRESENTATIONS 

4. Proclamation of the City of Citrus Heights Proclaiming the Week of April 6 - 14, 2018

as Creek Week

5. Presentation by Sacramento Yolo Mosquito and Vector Control District – Gary

Goodman

COMMENTS BY COUNCIL MEMBERS AND REGIONAL BOARD UPDATES 

PUBLIC COMMENT 

Under Government Code Section 54954.3, members of the audience may address the Council 

on any item of interest to the public and within the Council’s purview, or on any Agenda Item 
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before or during the Council’s consideration of the Item.  If you wish to address the Council 

during the meeting, please fill out a Speaker Identification Sheet and give it to the City Clerk.  

When you are called upon to speak, step forward to the podium and state your name for the 

record.  Normally, speakers are limited to five minutes each with 30 minutes being allowed for 

all comments.  Any public comments beyond the initial 30 minutes may be heard at the 

conclusion of the agenda.  The Mayor has the discretion to lengthen or shorten the allotted 

times. 

CONSENT CALENDAR 

It is recommended that all consent items be acted on simultaneously unless separate discussion 

and/or action are requested by a Council Member. 

6. SUBJECT: Approval of Minutes

RECOMMENDATION: Approve the Minutes of Regular Meeting of Thursday,

March 22, 2018 

7. SUBJECT:  Mariposa Avenue Safe Routes to School - Phase 3 CML 5475(039) 
Approval of Caltrans Program Supplement Agreement No. 024-N1
STAFF REPORT: R. Sherman / S. Hodgkins

RECOMMENDATION: Adopt Resolution No. 2018-___; A Resolution of the City 
Council of the City of Citrus Heights, California Authorizing the City Manager to 
Execute a Program Supplement Agreement for the Mariposa Avenue Safe Routes to 
School Phase 3 Project

8. SUBJECT:  Mariposa Avenue Safe Routes to School Phase 4 - ATPSB1L-5475(043) 
Approval of Caltrans Program Supplement Agreement

STAFF REPORT: R. Sherman / S. Hodgkins / L. Blomquist 
RECOMMENDATION: Adopt Resolution No. 2018-___; A Resolution of the City 
Council of the City of Citrus Heights, California Authorizing the City Manager to 
Execute the Program Supplement Agreement for the Mariposa Avenue Safe Routes to 
School Phase 4 Project

9. SUBJECT: Electric Greenway ATPSB1L-5475(042) Approval of Caltrans Program 
Supplement Agreement

STAFF REPORT: R. Sherman / S. Hodgkins / L. Blomquist 
RECOMMENDATION: Adopt Resolution No. 2018-___; A Resolution of the City 
Council of the City of Citrus Heights, California Authorizing the City Manager to 
Execute the Program Supplement Agreement for the Electric Greenway Project 

PUBLIC HEARING 

10. SUBJECT: Appeal of Planning Commission Decision Regarding Bearpaw Apartments

STAFF REPORT: R. Sherman / C. McDuffee

RECOMMENDATION: Staff, on Behalf of the Planning Commission, Recommends

the City Council:  
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Motion 1:  Move to Deny the Appeal and Adopt Resolution No. 2018-__; Adopting the 

Mitigated Negative Declaration and Mitigation Monitoring Plan Pursuant to the 

California Environmental Quality Act (CEQA) for the Bearpaw Apartment 

Project; and  

 

Motion 2:  Move to Adopt Resolution 2018-___; Approving a Minor use Permit, Design 

Review Permit and a Tree Permit for the Bearpaw Apartment Project Subject to 

the Findings and Conditions of Approval Contained in the Resolution. 

 

REGULAR CALENDAR 

 

DEPARTMENT REPORTS 

 

CITY MANAGER ITEMS 

 

ITEMS REQUESTED BY COUNCIL MEMBERS/ FUTURE AGENDA ITEMS 

 

ADJOURNMENT 
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CITY OF CITRUS HEIGHTS 

CITY COUNCIL 

MINUTES 

Regular Meeting of Thursday, March 22, 2018 

City Hall Council Chambers 

6360 Fountain Square Drive, Citrus Heights, CA 

CALL REGULAR MEETING TO ORDER 

The regular council meeting was called to order at 7:00 p.m. by Mayor Miller. 

1. The Flag Salute was led by the Citrus Heights Police Department Honor Guard.

2. Roll Call:  Council Members present: Daniels, Fox, Slowey, Bruins, Miller

 Council Members absent: None 

 Staff present: Bermudez, Boyd, Cotter, Lawrence, McDuffee, Van, 

Ziegler and department directors. 

3. The video statement was read by City Clerk Van.

APPROVAL OF AGENDA 

ACTION: On a motion by Council Member Slowey, seconded by Council Member Daniels, the 

City Council approved the agenda.  

AYES:  Daniels, Fox, Slowey, Bruins, Miller 

NOES:  None 

ABSENT: None 

PRESENTATIONS 

4. Proclamation Recognizing Resident Ron Ferns for His Dedication to the City of Citrus

Heights

Mayor Miller presented resident Ron Ferns with a proclamation recognizing his dedication to 

beautifying the streets of Citrus Heights.   

5. Republic Services Residential Garbage and Recycling Services Annual Update

Johnnise Downs with Republic Services provided an annual report on the services provided to 

Citrus Heights residents.  She highlighted some of the services which include bulky waste cleanups, 

composting workshops, household hazardous waste pick-ups and the Citrus Heights Customer 

Service Guide calendar.  She also noted some of the outreach and education events that were held in 

2017. 

COMMENTS BY COUNCIL MEMBERS AND REGIONAL BOARD UPDATES 

Council Member Daniels attended the Citrus Heights Marching Band Annual Spaghetti Feed. 

Council Member Slowey attended the REACH workshop and the Auburn Boulevard Business 

Association meeting. He announced a bike share system will be coming to the cities of Davis, 

Item 6
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Sacramento, and West Sacramento. Bike share will provide short-term bike rentals for pickup or 

drop-off at various locations. 

 

Council Member Fox attended a League of California Cities Northern California Members meeting, 

County Supervisor Frost’s community cabinet meeting, and the Citrus Heights Chamber of 

Commerce luncheon. He also attended the Tip-A-Cop event at Texas Roadhouse that raised money 

for the Special Olympics. He spoke at the Neighborhood Association Area 5 meeting and provided 

a report from the Sacramento Transportation Authority Board meeting.  

 

Vice Mayor Bruins provided a report from Sacramento Regional County Sanitation District and 

Sacramento Area Sewer District Board meeting. She announced the Citrus Heights Homeless 

Assistance Resource Team’s upcoming Veterans Stand Down event on April 3.   

 

Mayor Miller met with a representative from Region Builders. He attended a League of California 

Cities Northern California Members meeting and REACH workshop. He also attended the Big 

Giveback event held at Stones Casino, the Citrus Heights Chamber of Commerce luncheon, and the 

ribbon cutting for All Stage K9 Development. He spoke at the Citrus Heights Chamber of 

Commerce Leadership class. He announced that Creek Week is April 6 through 14. 

 

PUBLIC COMMENT 

 

Louise Cordray owner of Java Cherry Coffee Shop urged the city to review and update the 

temporary sign guidelines.  She stated there lacks a method to apply for an exception and/or appeal 

for businesses’ that fall out of the ‘one size fits all’ parameter.  She feels the few exemptions that do 

exist to not take into account other special circumstances. 

 

Brian Bender a small business owner expressed concerns regarding the city’s temporary sign 

guidelines.  

 

Arthur Ketterling asked if the Council knew when the new business at the former Denny’s 

restaurant site would be open.  

 

Larry Fritz and Tina Stern introduced the Citrus Heights Historical Society Board Members and 

announced they will be hosting a History Day at the Rusch Home on March 31.  

 

Ted Pendlebury expressed concerns related to speeding along Navion Drive and asked if there was 

anything that the City could do. 

 

Mayor Miller referred Mr. Pendlebury to speak with Sgt. Morris. 

 

CONSENT CALENDAR 

  

 6. SUBJECT: Approval of Minutes 

RECOMMENDATION: Approve the Minutes of Special/Regular Meeting of Thursday, 

March 22, 2018 

 

ACTION: On a motion by Council Member Daniels, seconded by Council Member Slowey, the 

City Council adopted Consent Calendar item 6.  
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 AYES:  Daniels, Fox, Slowey, Bruins, Miller 

 NOES:  None 

 ABSENT: None 

 

PUBLIC HEARING 

 

7. SUBJECT: Consolidated Annual Performance Evaluation Report to the U.S. Department of 

Housing and Urban Development on Program Year 2017 Community Development Block 

Grant Funds 

 STAFF REPORT: R. Sherman / S. Cotter 

RECOMMENDATION: Adopt Resolution No. 2018-021; A Resolution of the City 

Council of the City of Citrus Heights Approving the Program Year 2017 Consolidated 

Annual Performance Evaluation Report 

 

Development Specialist Cotter reported that the Consolidated Annual Performance Evaluation 

Report describes the city’s progress toward carrying out the goals outlined in the Consolidated Plan 

and Action Plan.  In 2017, the city received about $589,469.00 in Community Development Block 

Grant Funds (CDBG), 15% of that funding was allocated to public services.  A total of 8,591 low- 

to moderate-income persons/households were served during the year.  Staff recommends the City 

Council direct staff to file the Consolidated Annual Performance and Evaluation Report to the U.S. 

Department of Housing and Urban Development.  

 

Council comments and questions followed. 

 

Mayor Miller opened the public hearing at 8:09 p.m., hearing no speakers he closed the public 

hearing. 

 

ACTION: On a motion by Council Member Slowey, seconded by Vice Mayor Bruins, the City 

Council adopted Resolution No. 2018-021; A Resolution of the City Council of the City of Citrus 

Heights Approving the Program Year 2017 Consolidated Annual Performance Evaluation Report. 

 

AYES:  Daniels, Fox, Slowey, Bruins, Miller 

 NOES:  None 

 ABSENT: None 

 

REGULAR CALENDAR 

 

8. SUBJECT: 2017 General Plan Annual Progress Report 

 STAFF REPORT: R. Sherman / C. McDuffee / A. Bermudez 

RECOMMENDATION: Adopt Resolution No. 2018-022; A Resolution of the City 

Council of the City of Citrus Heights Accepting the General Plan Annual Progress Report 

 

Associate Planner Bermudez presented an overview of the General Plan Progress Report.  The 

city’s General Plan contains 66 goals to guide the overall development of the city.  Each goal is 

followed by policies that establish basic statements guiding action to pursue community goals.  The 

progress report is compiled to provide an update on the progress of the goals.  
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ACTION:  On a motion by Mayor Miller, seconded by Council Member Slowey, the City Council 

adopted Resolution No. 2018-022; A Resolution of the City Council of the City of Citrus Heights 

Accepting the General Plan Annual Progress Report. 

 

AYES:  Daniels, Fox, Slowey, Bruins, Miller 

 NOES:  None 

 ABSENT: None 

 

DEPARTMENT REPORTS 

 

9. SUBJECT: Citrus Heights Police Department Annual Report 

 DEPARTMENT: Police Department 

 

Police Chief Lawrence provided an annual report concerning crime and collisions within the city.  

He stated that from 2016 to 2017 the Police Department experienced a decrease of persons crimes 

by 12% and an increase in property crimes by 4%. Crime reduction strategies utilized by the Police 

Department include community oriented policing programs, collaborative community partnership, 

motorist/pedestrian education, emphasis on narcotic, gang offenders, proactive crime fighting, and 

school and youth-based programs. He explained the Police Department will continue employing 

crime and collision reduction strategies. 

 

Council questions and comments followed. 

 

10. SUBJECT: First Time Homebuyer Program 

 DEPARTMENT: Community and Economic Development Department 

 

Development Specialist Cotter provided an overview of the First Time Homebuyer Program, 

current market trends, and the challenges the program faces with the current market. Staff will 

continue research potential options to increase affordable housing opportunities. 

 

11. SUBJECT: Update on the Zoning Code  

 DEPARTMENT: Community and Economic Development Department 

 

Planning Manager McDuffee explained one of the Council’s three year strategic planning goals is to 

Diversify for a Changing Economy.  She gave an update on recent changes to the Zoning Code. 

Staff is continuing to monitor trends and the Zoning Code to determine if changes are needed. 

 

CITY MANAGER ITEMS 

 

City Manager Boyd noted that continued efforts have been made to work with San Juan Unified 

School District to improve education in Citrus Heights. He mentioned that city staff is currently in 

the process of finalizing the budget. He also announced the city is in the process of moving all 

business license processing online starting this summer. 

 

ITEMS REQUESTED BY COUNCIL MEMBERS/ FUTURE AGENDA ITEMS 

 

Council Member Slowey noted that Greater Sacramento Economic Council is looking for support 

for Assembly Bill 2596, authored by Assembly Member Ken Cooley, aimed at enticing businesses 

Agenda Packet Page 8



Citrus Heights City Council Minutes Regular Meeting of March 22, 2018 

 

 

Page 5 

 

to move to California.  He asked for consensus to have the Mayor send a letter of support for AB 

2596. 

 

Council questions followed. 

 

City Attorney Ziegler responded to questions. 

 

There was a consensus by Council Members to send a letter of support for AB 2596. 

 

ADJOURNMENT 

 

Mayor Miller adjourned the regular meeting at 9:14 p.m. 

         

 

Respectfully Submitted, 

 

 

        _____________________ 

        Amy Van, City Clerk  
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CITY OF CITRUS HEIGHTS 

CITY COUNCIL STAFF REPORT 

MEMORANDUM 

DATE: April 12, 2018 

TO: Mayor and City Council Members 

Christopher W. Boyd, City Manager 

FROM: Rhonda Sherman, Community Services Director 

Stuart Hodgkins, Interim City Engineer 

SUBJECT: Mariposa Avenue Safe Routes to School - Phase 3 CML 5475(039) 

Approval of Caltrans Program Supplement Agreement No. 024-N1 

Summary and Recommendation 

In fall 2013, the city was awarded a Sacramento Area Council of Governments (SACOG) 

Bicycle/Pedestrian grant in the amount of $989,962 (total project estimate $1,875,350) for the 

Mariposa Avenue Safe Routes to School Phase 3 Project (Project).  The Project design is complete and 

the city recently received authorization to begin Project construction.  As part of the authorization 

process, Caltrans requires execution of a Program Supplement Agreement. 

Staff recommends the City Council adopt Resolution No. 2018-____ A Resolution of the City Council 

of the City of Citrus Heights, California, authorizing the City Manager to execute a Program 

Supplement Agreement for the Mariposa Avenue Safe Routes to School Phase 3 Project. 

Fiscal Impact 

The Project was originally programmed in the city’s Fiscal Year (FY) 2017/2018 Budget.  However, 

delays in receiving construction authorization from Caltrans will push the start of construction to the 

start of the 2018/2019 Fiscal Year. Additionally, industry-wide construction price increases over the 

past year have pushed the estimated total project cost to $1,755,437 (see Table No. 1, below).   Table 

No. 2, below, shows the proposed funding for FY 2018/2019 to ensure the project is fully funded 

through completion. 

Table No 1. – Estimated Project Costs 

Project Component Estimated Cost 

Base Bid Award      1,310,272 

Construction Mgmt. & Inspection 216,195 

Construction Subtotal      1,526,467 

15% Contingency 228,970 

Grand Total       $1,755,437 

Item 7
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Subject: Mariposa Avenue Safe Routes to School Phase 3, Program Supplement Agreement 

Date: April 12, 2018 

Page 2 of 2 

Table No 2. – Project Funding 

Source Fund 
FY 2018/2019 

(Proposed) 

SACOG Bicycle/Pedestrian Grant 870,049 

Measure A Capital  

(Bike/Ped Safety)  

129,558 

Measure A Capital  

(Traffic Safety)  

129,559 

Stormwater  

Utility Fund  

372,192 

Transportation Development Act 

(TDA)  
194,079 

Roadway Impact Fee Fund 60,000 
  FY Totals $1,755,437 

 

Background and Analysis 

 

Phase 1 of the Project, which constructed continuous sidewalk on the west side of Mariposa Avenue 

between Skycrest School and Grace Ellen Court, was completed in 2008. Phase 2, completed in 2013, 

constructed continuous sidewalk on the west side from Limerick Court to Greenback Lane and on the 

east side from Northridge Drive to Greenback Lane. 

 

The Project will continue this larger vision of continuous pedestrian/bicycle infrastructure between 

Skycrest Elementary and San Juan High schools and along Farmgate Avenue linking the schools to each 

other and to the neighborhoods to the east.  It will construct curb, gutter, sidewalk, bike lanes, curb 

access ramps and eight street lights on the east side of Mariposa Avenue between Northridge Drive and 

Eastgate Avenue, and will construct curb, gutter and sidewalk along the north side of Farmgate Avenue 

from Mariposa Avenue to Our Way. 

 

For the design and environmental review portion of the Project, Drake-Haglan & Associates, Inc. (DH) 

was selected through a qualifications based process. DH began work on the Project in mid-2015, and 

all design and easement acquisitions were completed in the fall 2017. Staff submitted a request for 

authorization to construct to Caltrans in December 2017 and the final authorization to construct was 

issued March 14, 2018.  

 

The city must now execute a Program Supplement Agreement (to our Master Cooperative Agreement) 

for the construction phase of the Project.  The supplement agreement defines the funding commitments, 

special covenants and other responsibilities the city must satisfy in order to seek reimbursement under 

the grant. 

 

Attachment:  

1) Resolution of the City Council of the City of Citrus Heights, California, 

Authorizing the City Manager to execute a Program Supplement Agreement for 

the Mariposa Avenue Safe Routes to School Phase 3 Project. 
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RESOLUTION NO. 2018-____ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE  

CITY OF CITRUS HEIGHTS, CALIFORNIA AUTHORIZING THE CITY MANAGER 

TO EXECUTE A PROGRAM SUPPLEMENT AGREEMENT FOR THE MARIPOSA 

AVENUE SAFE ROUTES TO SCHOOL PHASE 3 PROJECT 

 

WHEREAS, in fall 2013, the city received a $989,962 ($1,875,350 total project cost) 

SACOG Bike/Pedestrian grant to design and construct safe routes to school improvements to the 

east side of Mariposa Avenue between Northridge Drive and Eastgate Avenue; 

 

WHEREAS, design of the Mariposa Avenue Safe Routes to School Phase 3 project is 

complete and Caltrans issued an Authorization to Construct on March 14, 2018; 

 

WHEREAS, the city proposes to program adequate Sacramento Area Council of 

Government Bicycle and Pedestrian Grant, Measure A Capital, Storm Water Utility, 

Transportation Development Act and Roadway Impact Fee funds in the Fiscal Year 2018/2019 

budget to complete construction on the Project; and 

 

WHEREAS, the city must execute a project-specific Program Supplement Agreement 

with Caltrans as part of the grant authorization process. 

 

NOW, THEREFORE, BE IT RESOLVED AND ORDERED by the City Council of 

the City of Citrus Heights, the City Manager is hereby authorized to execute the Program 

Supplement Agreement No. 024-N1 to Administering Agency-State Agreement No. 03-5475R – 

Mariposa Avenue Safe Routes to School - Phase 3 Project. 

 

 The City Clerk shall certify the passage and adoption of this Resolution and enter it 

into the book of original resolutions. 

   

 PASSED AND ADOPTED by the City Council of the City of Citrus Heights, California, 

this 12th day of April, 2018, by the following vote, to wit: 

 

 

AYES: Council Members: 

NOES: Council Members: 

ABSTAIN: Council Members: 

ABSENT: Council Members: 

____________________________________ 

Steve Miller, Mayor 

 

ATTEST:  

 

 

       

Amy Van, City Clerk 
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CITY OF CITRUS HEIGHTS 

CITY COUNCIL STAFF REPORT 

MEMORANDUM 

DATE: April 12, 2018 

TO: Mayor and City Council Members 

Christopher W. Boyd, City Manager 

FROM: Rhonda Sherman, Community Services Director 

Stuart Hodgkins, Interim City Engineer 

Leslie Blomquist, Senior Civil/Traffic Engineer 

SUBJECT: Mariposa Avenue Safe Routes to School Phase 4 - ATPSB1L-5475(043) 

Approval of Caltrans Program Supplement Agreement 

Summary and Recommendation 

In November 2016, the city was awarded a regional Active Transportation Program (ATP) grant in the 

amount of $2,078,000 (with a total project estimate of $2,603,000) for preliminary engineering, 

environmental documentation, design, right-of-way and construction of the Mariposa Avenue Safe 

Routes to School Phase 4 Project (the Project).  Staff recently received authorization to begin the 

preliminary engineering and environmental documentation phase of the project.  As part of the 

authorization process, Caltrans requires execution of Program Supplement Agreement No. 0Q62 to 

Administering Agency-State Agreement No. 00106S. 

Staff recommends the City Council adopt Resolution No. 2018-____ A Resolution of the City Council 

of the City of Citrus Heights, California, authorizing the City Manager to execute the Program 

Supplement Agreement for the Mariposa Avenue Safe Routes to School Phase 4 Project. 

Fiscal Impact 

There is no fiscal impact for this project as it has been programmed into the fiscal year 17/18 budget 

and the 2017/2018-2021/2022 Capital Improvement Program (CIP).  The total cost of preliminary 

engineering and environmental documentation services for the project is estimated at $135,000.  The 

funding sources for this phase of the Project are as follows: 

Funding Source FY 2017/2018 

Funding Amount 

ATP Grant 109,000 

Measure A Pedestrian Safety Funds 26,000 

Total Preliminary Engineering 135,000 

Item 8
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Subject: Mariposa Avenue Safe Routes to School Phase 4 ATPSB1L-5475(042), Approval of Caltrans Program 

Supplement Agreement 

Date: April 12, 2018 

Page 2 of 2 

 

Prior to commencement of future phases of the Project, (final design, right-of-way, construction) 

additional authorization requests will be submitted to Caltrans. 

Background and Analysis 

 

The Mariposa Avenue Safe Routes to School Phase 4 Project is the final phase of 1.2 mile Safe Route 

to School project providing complete streets connections between Greenback Lane and Madison 

Avenue encompassing Skycrest Elementary, San Juan High School and San Juan Park.  This phase of 

the Project will complete the bicycle and pedestrian network between Northeast Circle and Madison 

Avenue including sidewalk, curb, gutter, bike lanes, street lighting, and upgrades to the traffic signal at 

the intersection of Madison Avenue and Mariposa Avenue. These upgrades will serve pedestrians and 

bicyclists.  

 

On November 30, 2017, staff submitted a request to Caltrans to begin the preliminary engineering and 

environmental documentation phase of the project.  The California Transportation Commission (CTC) 

allocated the funding at their February 1, 2018 meeting.  The city must now execute a Program 

Supplement Agreement, to our Master Cooperative Agreement, for the specific work approved.  The 

supplement agreement defines the funding commitments, special covenants and other responsibilities 

the city must satisfy in order to seek reimbursement under the grant. 

 

Attachment: (1) Resolution of the City Council of the City of Citrus Heights, California, authorizing 

the City Manager to execute the Program Supplement Agreement for the Mariposa 

Avenue Safe Routes to School Phase 4 Project 
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RESOLUTION NO. 2018-____ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE  

CITY OF CITRUS HEIGHTS, CALIFORNIA AUTHORIZING THE CITY MANAGER TO 

EXECUTE THE PROGRAM SUPPLEMENT AGREEMENT FOR THE MARIPOSA 

AVENUE SAFE ROUTES TO SCHOOL PHASE 4 PROJECT 

 

WHEREAS, in November 2016 the city was awarded $2,078,000 ($2,603,000 total project 

cost) in a regional Active Transportation Program (ATP) grant for the preliminary engineering and 

environmental documentation phase of the Mariposa Avenue Safe Routes to School Phase 4 Project;  

 

WHEREAS, Caltrans has authorized the city to proceed with the preliminary engineering 

phase of the project;  

 

WHEREAS, the work for this preliminary engineering phase of the project will be funded with 

$109,000 from the ATP Grant and $26,000 in Measure A Pedestrian Safety Funds; and 

 

WHEREAS, the city must execute a project-specific Program Supplement Agreement with 

Caltrans as part of the grant authorization process. 

 

NOW, THEREFORE, BE IT RESOLVED AND ORDERED by the City Council of the 

City of Citrus Heights, the City Manager is hereby authorized to execute the Program Supplement 

Agreement No. 0Q62 to Administering Agency-State Agreement No. 00106S for the Mariposa Avenue 

Safe Routes to School Phase 4 Project. 

 

 The City Clerk shall certify the passage and adoption of this Resolution and enter it into 

the book of original resolutions. 

   

 PASSED AND ADOPTED by the City Council of the City of Citrus Heights, California, this 

12th day of April, 2018, by the following vote, to wit: 

 

 

AYES: Council Members: 

NOES: Council Members: 

ABSTAIN: Council Members: 

ABSENT: Council Members: 

____________________________________ 

Steve Miller, Mayor 

 

ATTEST:  

 

 

       

Amy Van, City Clerk 
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CITY OF CITRUS HEIGHTS 

CITY COUNCIL STAFF REPORT 

MEMORANDUM 

DATE: April 12, 2018 

TO: Mayor and City Council Members 

Christopher W. Boyd, City Manager 

FROM: Rhonda Sherman, Community Services Director 

Stuart Hodgkins, Interim City Engineer 

Leslie Blomquist, Senior Civil/Traffic Engineer 

SUBJECT: Electric Greenway ATPSB1L-5475(042) 

Approval of Caltrans Program Supplement Agreement 

Summary and Recommendation  

In November of 2016, the city was awarded a regional Active Transportation Program (ATP) grant in 

the amount of $350,000 and in September 2017, the city was awarded a state Active Transportation 

Program SB1 Augmentation (ATPSB1) grant in the amount of $5,866,000 (with a total project 

estimate of $7,015,000) for the Electric Greenway Project (the Project).  Staff recently received 

authorization to begin the preliminary engineering and environmental documentation phase of the 

Project.  As part of the authorization process, Caltrans requires execution of Program Supplement 

Agreement No. 0Q67 to Administering Agency-State Agreement No. 00106S. 

Staff recommends the City Council adopt Resolution No. 2018-____ A Resolution of the City Council 

of the City of Citrus Heights, California, authorizing the City Manager to execute the Program 

Supplement Agreement for the Electric Greenway Project. 

Fiscal Impact 

This project was initially scheduled to begin in Fiscal Year 2019/2020 and was programmed 

accordingly in the 2017/2018-2021/2022 Capital Improvement Program (CIP).  In June 2017, the 

California Transportation Commission (CTC) adopted an amendment to the ATP guidelines for the 

augmentation of the program with additional funds derived from SB1.  Subsequently, the ATP funds 

for preliminary engineering and environmental documentation were advanced to Fiscal Year 

2017/2018. 

The total cost of preliminary engineering services for the Project is estimated at $676,000.  Proposed 

funding sources for this phase of the Project are as follows: 

Item 9
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Subject: Electric Greenway ATPSB1L-5475(042), Approval of Caltrans Program Supplement Agreement 

Date: April 12, 2018 

Page 2 of 2 

 

 

 

Funding Source 

FY 2017/2018 

Funding Amount 

ATP Grant 350,000 

Sunrise Recreation and Park District - Park Facilities Impact Fees* 40,000 

Citrus Heights Staff Time 286,000 

Total Preliminary Engineering and Environmental 

Documentation Funding 

676,000 

 

* SRPD agrees with and is committed to spending up to $45,000 of Park Facilities Impact Fees on the 

Electric Greenway Project for facilities and improvements to be constructed within the City of Citrus 

Heights (Attachment 2). 

 

Prior to commencement of future Project phases, (final design, right-of-way, construction) additional 

authorization requests will be submitted to Caltrans. 

Background and Analysis 

 

The Electric Greenway is a 2.9 mile multi-use trail between Sunrise Boulevard and Wachtel Way 

largely following an existing Sacramento Municipal Utility District (SMUD) electric corridor 

easement. The Project is in the City of Citrus Heights and unincorporated Orangevale and connects 

several neighborhoods to seven parks, several schools and the Sunrise Market Place.  In addition to a 

paved multi-use trail, this Project also includes a new signalized crossing of Fair Oaks Boulevard; 

pathway lighting; sidewalk; curb and gutter along a segment of Oak Avenue; drainage improvements; 

traffic signal modifications; and landscaping.  A Project overview map is attached to this staff report 

(Attachment 3). 

 

On November 30, 2017, staff submitted a request to Caltrans to begin the preliminary engineering 

phase of the Project.  The CTC allocated the funding at their February 1, 2018 meeting.  The city must 

now execute a Program Supplement Agreement (to our Master Cooperative Agreement) for the 

specific work approved.  The Supplement Agreement defines the funding commitments, special 

covenants and other responsibilities the city must satisfy in order to seek and obtain reimbursement 

under the grant. 

 

Attachment: (1) Resolution of the City Council of the City of Citrus Heights, California, authorizing 

the City Manager to execute the Program Supplement Agreement for the Electric 

Greenway Project 

(2) Email from SRPD regarding expenditure of Park Facilities Impact Fees 

 (3) Electric Greenway Project Overview Map 

  

 

 

 

Agenda Packet Page 17



RESOLUTION NO. 2018-____ 
 

A RESOLUTION OF THE CITY COUNCIL OF THE  

CITY OF CITRUS HEIGHTS, CALIFORNIA AUTHORIZING THE CITY MANAGER TO 

EXECUTE THE PROGRAM SUPPLEMENT AGREEMENT FOR THE ELECTRIC 

GREENWAY PROJECT 

 

WHEREAS, in November 2016 the city received a $350,000 ($7,015,000 total project cost) 

regional Active Transportation Program (ATP) grant for the preliminary engineering of the Electric 

Greenway Project; 

 

WHEREAS, in September 2017 the city received a $5,866,000 state Active Transportation 

Program SB1 Augmentation (ATPSB1) grant for the right-of-way, design and construction phases of 

the Electric Greenway Project; 

 

WHEREAS, Caltrans has authorized the city to proceed with the preliminary engineering 

phase of the project; 

 

WHEREAS, the work for this phase of the project will be funded with $350,000 from the ATP 

Grant and $40,000 in Park Impact Fees and $286,000 in Citrus Heights staff time;  

 

WHEREAS, Sunrise Recreation and Park District agrees with and is committed to spending up 

to $45,000 of Park Facilities Impact Fees on the Project for facilities and improvements to be 

constructed within the City of Citrus Heights; and 

 

WHEREAS, the city must execute a project-specific Program Supplement Agreement with 

Caltrans as part of the grant authorization process. 

 

NOW, THEREFORE, BE IT RESOLVED AND ORDERED by the City Council of the 

City of Citrus Heights, the City Manager is hereby authorized to execute the Program Supplement 

Agreement No. 0Q67 to Administering Agency-State Agreement No. 00106S for the Electric 

Greenway Project. 

 

 The City Clerk shall certify the passage and adoption of this Resolution and enter it into 

the book of original resolutions. 

   

 PASSED AND ADOPTED by the City Council of the City of Citrus Heights, California, this 

12th day of April, 2018, by the following vote, to wit: 

 

AYES: Council Members: 

NOES: Council Members: 

ABSTAIN: Council Members: 

ABSENT: Council Members: 

____________________________________ 

Steve Miller, Mayor 

ATTEST:  

 

       

Amy Van, City Clerk 

Agenda Packet Page 18



Agenda Packet Page 19



Agenda Packet Page 20



"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

" " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " " "

# # # # # # # # # # # # # #

"
"

"

"
"

"
"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

"

# # # # # # # # # # # # # # # # # # # #
# # # # # # # # # # # # # # # # # # # #

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

#
#

"
"

"
"

"
"

"
"

"
"

"
"

"
"

" " " " " " " " " " " " " "
"

"

"

#
#

#
#

#
#

#

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"

"

"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"

"

"

"

"

"

"

"
"

"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

" "
" " " " " " " " " " " "

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

" "
"

"
"

" " " " " " " " " " " " " " " "
"

"

"

"

"

"
" " " " "

"
"

"
"

#

#

#

#

# # # # # #

# # #
# # # #

#

# #
#

# # # #

#

##
#

# ##

#

#

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

" "

"
"

"
"

"
"

"

"
"

"
"

"
"

"
"

"
"

"

"
"

"

"
"

"
"

"
"

"

"
"

"

"

"
"

"

"

"

"##### #####

"
"

"
"

"
"

"
"

"
"

"
"

" " "

"
"

"

"
"

"
"

"
"

"
"

"
"

"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"

"

""

"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"

" " "

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"

" " "

"
"

"
"

"
"

"
"

"
"

"
"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"
"

"

! !
!

! ! ! !
! !

!
!

! ! ! ! !

! !
!

! !
! !

!
!

!
!

!
! ! ! !!

!
!

! !

!
!

!
!

!
!

! ! !
!

!

!

!

!
! !

!

!

!
!

!

!

!
! !

!

!

! !

!

!
! !

!
!

! !
!

!

!

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X "X"X "X"X
"X

"X
"X

"X
"X"X

"X

"X

"X

"X

"X "X

"X

"X
"X"X

"X"X

"X
"X"X"X "X

"X
"X "X

"X
"X

"X"X
"X

"X

"X

"X

"X

"X

"X
"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

"X

ORANGEVALE

Sa
cr

am
en

to
 C

ou
nt

y
Ci

tru
s H

eig
ht

s

Sunrise 
MarketPlace

Sundance Park

Woodmore Oaks Dr 
(3,500 ADT)

Oak Ave 
(12,500 ADT)

!
!

!

!

!

! ! !

!
!

!
! !

!
!

!
!

!
!

! !
!

!

!
!

!

!

! ! !

!

!

!
!

!
!

!

!

!

!
!

! !

!

Fa
ir O

ak
s B

lvd
 

(19
,70

0 A
DT

)

Su
nri

se
 B

lvd
 (4

2,0
00

 AD
T)

Wa
ch

tel
 W

ay
(6,

10
0 A

DT
)

Antelope Road To Roseville_

Arcade Creek

To Folsom/
American River Trail

_

CITRUS HEIGHTS

Streng Ave Park

Sunrise Mall
Transit Center

Old Auburn Road

(17,958 ADT)

Ke
nn

eth
 Av

e
(9,

90
0 A

DT
)

Central Ave 
(4,500 ADT)

Cripple
Creek

Trajan Elementary School

Woodside Elementary School

San Juan High School

C-Bar-C-Bar

Tempo Community Park

Arcade Creek Park Preserve

Sunrise Oaks Park
Northwoods Park

McDonald  Field Park

Woodside Oaks/Olivine Dr Park

Source: Esri,
0 1,000 2,000500 Feet Citrus Heights Electric Greenway 

Project Overview MapN O RT H

§̈¦80

d

PROJECT 
LOCATION

ROSEVILLE

ORANGEVALE

CARMICHAEL

Legend
"X Regional Transit Stop

Missing Sidewalks
Existing/Proposed Bikeways (Sacramento County)

! ! ! Class I Bike Lane (Existing)
! ! !! ! ! Class I Bike Lane (Proposed)
" " Class II Bike Lane (Existing)
" "" " Class II Bike Lane (Proposed)
# # Class III Bike Route (Existing)
# ## # Class III Bike Route (Proposed)

Creeks
Proposed Mitchell Farms Development (Mixed Use 200-300 units)
San Juan Schools (K-12)
Sunrise MarketPlace
Sunrise Recreation and Park District
Citrus Heights City Limits
Orangevale Recreation and Park District

Proposed ATP Project
Citrus Heights Electric Greenway

Off Street (Class I)
On Street Segment (Existing Class 2 and Sidewalks)
Install Missing Sidewalk

Agenda Packet Page 21



Printed on Recycled Paper 

CITY OF CITRUS HEIGHTS 

CITY COUNCIL STAFF REPORT 

MEMORANDUM 

DATE: April 12, 2018 

TO: Mayor and City Council Members 

Christopher W. Boyd, City Manager 

FROM: Rhonda Sherman, Community Services Director 

Colleen McDuffee, Planning Manager 

SUBJECT: Appeal of Planning Commission Decision regarding Bearpaw 

Apartments    

Summary and Recommendation  

The Planning Commission approved, on a 5-1 vote, a proposal to build 42 apartments at 7524 

Old Auburn Road. The Sylvan Old Auburn Road (SOAR) Neighborhood Association filed an 

appeal.  

Staff, on behalf of the Planning Commission, recommends the City Council: 

Motion 1:  Move to deny the appeal and adopt Resolution No. 2018-__  Adopting the 

Mitigated Negative Declaration and Mitigation Monitoring Plan Pursuant to the 

California Environmental Quality Act (CEQA) for the Bearpaw Apartment 

Project; and  

Motion 2:  Move to adopt Resolution 2018-___ Approving a Minor Use Permit, Design 

Review Permit and a Tree Permit for the Bearpaw Apartment project subject to 

the Findings and Conditions of Approval contained in the Resolution. 

Alternative Motion (for granting the appeal) 

Should the Council wish to grant the appeal, thereby reversing the decision of the Planning 

Commission and denying the project, the following Alternative Motion No. 3 is provided. 

Motion 3: Move to grant the appeal and deny the Bearpaw Apartments project for the 

following reasons:    (City Council to specify) 

Item 10
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Motion to Refund Appeal Fee 

 

Should the Council wish to return the $250 appeal to the SOAR Neighborhood Association, 

Motion No. 4 is provided to allow such a refund. 

 

Motion 4: Move to refund the appeal fee of $250.00 to the SOAR Neighborhood Association.  

 

Fiscal Impact 

 

None.  

 

Background and Analysis 

 

In 2005, the city adopted The Boulevard Plan, Reinventing the Auburn Boulevard Corridor. This 

Plan captures the city’s long-term vision for Auburn Boulevard and Sylvan Corners. The 

introduction of residential uses was part of this vision and seen as a key piece of the puzzle to 

transform Auburn Boulevard into a vibrant mixed use and pedestrian friendly area. The city has 

invested significantly in street improvements along Auburn Boulevard to aid in achieving this 

vision.   

 

Project Description  

 

The applicant is proposing to develop a 42-unit apartment project. The project includes a pool, 

clubhouse, and an onsite manager will reside above the clubhouse. The 42 dwelling units will 

each contain two bedrooms, be approximately 1,200 square feet in size, and have individual 

attached one-car garages. The project includes community garden space for the residents. 

Masonry walls are provided along the perimeter property lines adjoining residential and 

commercial uses. The project is being developed as a mixed use project and is under the same 

ownership as the adjoining shopping center. In the project site plan, provided below, Buildings E 

through I comprise the apartment portion of the site:  
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A typical architectural elevation for one of the proposed apartment buildings is provided below:  

 

 

Agenda Packet Page 24



Subject: Appeal of Planning Commission Decision re: Bearpaw Apartments 

Date:      April 12, 2018 

Page 4 of 11 

        

Printed on Recycled Paper 

 
A more detailed description of the project is provided in the attached Planning Commission staff 

report.  

 

January 24, 2018 Planning Commission Meeting 

 

A video recording of this meeting, as well as the staff report and accompanying exhibits is 

attached. Five people addressed the Planning Commission during the public hearing.  

 

John Richey, representing the owner/developer of the project, answered questions posed by the 

Commissioners. He stated the developer wants to create a sense of community and revitalize 

Auburn Boulevard. Mr. Richey explained some of the problems occurring on the site now, such 

as homeless persons creating safety hazards on the property, are due to it being vacant. 

 

Richard Hale, owner of Walt’s Auto Service located on Auburn Boulevard and Chair of the 

Auburn Boulevard Business Association, spoke in favor of the project and believes it is in 

conformance with The Boulevard Plan. 

 

Fred Klasinski, a resident adjoining the southern side of the project, spoke in opposition to the 

project. Mr. Klasinski expressed concern there is not adequate parking and that the two-story 

apartments will impact his privacy. Mr. Klasinski noted residents of Prince Street currently 

traverse the site to reach the shopping center, and will be unable to do that once this site 

develops. Mr. Klasinski was glad the wall proposed for his property line would be 8’ in height 

but was not pleased to see the trees proposed to be planted along the wall were a species to 

which his wife was allergic. 

 

Laurie Bates, a nearby resident, spoke in opposition to the project and expressed concern with 

traffic and parking along Old Auburn Road. She questioned why the pool was located in such 

close proximity to the eastern property line. She also wondered if it was possible to reduce the 

number of units and number of two-story buildings.  
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Lynn Avery, a member of SOAR, stated the applicant’s representatives previously attended a 

SOAR meeting where everyone present had concerns with the project. Ms. Avery noted the 

existing high level of traffic congestion on Sylvan Road. She stated that while project may meet 

the zoning requirements, it is not good for the city.  

 

Following the public hearing portion of the meeting, the Planning Commission discussed the 

project. The Planning Commission’s comments included the following:  

 

 This project would fill a need for some residents 

 Liked that it is a mixed use project  

 Will attract younger people working in the area 

 Project meet City’s requirements 

 Helps implement and meets all the goals of The Boulevard Plan 

 Concern with traffic  

 Left turns onto Old Auburn will be difficult 

 Not a good fit for this location 

 People are changing the way they live and do business  

 Would be two-story even if single family homes 

 

Following the public hearing and their discussion, the Planning Commission approved the 

project on a 5-1 vote.  

 

Appeal 

 

The SOAR Neighborhood Association filed an appeal of the Planning Commission decision on 

February 6, 2018 (Attachment 16). Staff has written numbers in the margin of the appeal letter to 

correspond to the points made in the appeal letter. The following is intended to respond to the 

points in the appeal. The appeal comments are summarized below, in italics, and are followed by 

a response to each comment.  

 

1. Appellant states the proposed apartments do not demonstrate the description of mixed use as 

delineated in the General Plan.   

 

The General Plan does not contain any “description” of mixed use development. The General 

Plan does contain the following references to mixed use developments:  

 

Policy 9.2: Provide opportunities for mixed-use projects within commercial 

corridors.  

 

Policy 25.3 Facilitate mixed-use development and redevelopment in 

appropriate areas.  

 Action A: Offer incentives for housing and/or 

mixed use development to occur on underutilized 

commercially zoned land at densities of 20 units per 

acre.  
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Policy 26.2: Promote construction of housing types with a variety of prices, 

styles, and designs.  

 Action A: Promote the development of mixed-use 

housing including clustered, live/work and above-retail 

uses in appropriate zones.  

 

The Zoning Code defines a mixed use project as “a project that combines both commercial 

and residential uses, where the residential component is typically located above the 

commercial”. Section 106.42.130 (Attachment 17) provides standards for mixed use projects, 

including horizontal mixed use projects such as this project.  

 

2. The proposed apartments are not consistent with the General Plan and are not positioned on 

the Auburn Boulevard Corridor – they would therefore not enhance or contribute to the 

already completed Sylvan Corners project.  

 

The project is consistent with the General Plan and the site has always been considered part 

of the Auburn Boulevard corridor and part of Sylvan Corners.  

 

In addition to the three policies noted above, the proposed apartments are also consistent with 

the following policies of the General Plan:  

 

Policy 9.4: Implement The Boulevard Plan, which promotes improvements 

that will enrich existing businesses, stimulate private 

investment, and encourage new business opportunities.  

 

Policy 25.1: Promote development of a variety of housing types in terms of 

location, cost, design, style, type, and tenure, while ensuring 

compatibility with adjacent land uses.  

 

Goal 28: Ensure housing opportunities for all segments of the 

community.  

 

The General Plan acknowledges there is a need for new housing in the city, and that new 

housing should serve all segments of the community. The Housing Element portion of the 

General Plan, adopted in 2013, identified a need for 696 housing units for the 2013-2021 

period. A total of only 89 units were constructed within the first five years of this period. 

Nearly all of these units were single family homes. Therefore, this project would provide a 

type of housing not recently built within the city.  

 

The project is also consistent with the General Plan in that it implements the Boulevard Plan. 

The introduction of residential uses along Auburn Boulevard is part of the overall vision to 

revitalize the corridor, as shown in the following policy:  

 

Policy 12: Integrate infill housing into Auburn Boulevard’s commercial 

frontage and adjacent neighborhoods.  
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The vision for Auburn Boulevard is for a walkable vibrant community. Such communities 

benefit from residents living in the area. Residents, who are present at all hours of the day 

and can walk to local shops and restaurants, will play an important role in bringing this 

vibrancy to the boulevard.  

 

The appellant states the project is not positioned on the Auburn Boulevard Corridor and 

would therefore not contribute to the “already completed Sylvan Corners” project. This is 

incorrect. This site is contained within The Boulevard Plan as referenced in the map provided 

as Attachment 18. This parcel has long been considered part of both Auburn Boulevard and 

Sylvan Corners. In 2001, several years before The Boulevard Plan was adopted, the city 

developed the “Sylvan Corners Redevelopment Concept Plan”. As shown on Attachment 19, 

the proposed site was considered part of Sylvan Corners and is included within the Sylvan 

Corners Redevelopment Concept Plan.   

 

3. The design, location and operating characteristics of the proposed apartments are not 

compatible with future land uses. Sylvan Corners has been completed.   

 

As detailed in the Planning Commission staff report, the apartments are designed to be 

compatible with adjoining land uses, both existing and future.  

 

The appellant states “Sylvan Corners has been completed”. This is incorrect. While a city-

sponsored street beautification project was completed in the early 2000s, Sylvan Corners is 

“not complete”, nor will it ever be complete. It will continue to evolve with new 

development and redevelopment. Other current activity in the vicinity includes the following:  

 

 The adjoining shopping center is in midst of a major renovation.  

 The Goodwill property was recently sold and the new owner has plans for the center.  

 The former Sylvan Middle School site will likely be sold by the school district and be 

developed for some other use. 

 The project’s Old Auburn Road frontage is included in the Old Auburn Road 

Complete Streets Focus Plan, a project for which the city recently received grant 

funding.  

 

As the above examples demonstrate, properties continually redevelop over time, and Sylvan 

Corners is no exception. 

 

4. The proposed site is not physically suited for the development – there are major problems 

with type, density/intensity, plus safety, exit/entrance issues, traffic concerns, shade and 

parking, and emergency vehicle access.  

 

The Planning Commission evaluated the project and determined it was physically suited for 

this site:  
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 Apartments as part of a mixed use project are allowed in this area under the General 

Plan, The Boulevard Plan, and the Zoning Code.  

 

 The maximum density allowed for this site is 20 units per acre, which would allow a 

maximum of 54 units. The proposed 42 units, plus one manager’s unit, equates to less 

than 16 units per acre. The Floor Area Ratio (FAR) for residential projects in the 

General Commercial designation is .60; this project’s FAR is approximately .53.  

 

 The Police Department and Sacramento Metropolitan Fire District have both 

reviewed the project from a safety perspective and found it to meet needed 

requirements.  

 

 A traffic study was prepared (Attachment 6) which evaluated on-site and off-site 

traffic impacts. Conditions of approval require the applicant to install pavement 

markings and signage as recommended in the traffic study.  

 

 The project meets the minimum shade requirements. With imposition of the 

recommended conditions of approval, the project will meet all of the parking 

requirements.  

 

5. Approval of the project was not in the interest of public benefit, safety, convenience, 

improvements in the vicinity and Sylvan Corners district zoning.  

 

The Planning Commission reviewed the project details, received comments during the public 

comment portion of the meeting, and discussed the project. Following this, they voted to 

approve the project. In approving the project, the Planning Commission adopted a Finding 

stating that “granting the permit will not be detrimental to the public interest, health, safety, 

convenience or welfare or materially injurious to persons, property or improvements in the 

vicinity and zoning district in which the property is located”.  

 

6. The project is not within the prescribed parameters of the Auburn Rehab Plan. The builder 

positioned the company purpose as solely adding to the Auburn Corridor. 

 

The project is located within The Boulevard Plan. Please see response to item #2. 

 

7. More single family homes, with homeowner pride, are needed. City has 45% rentals and 

there are hundreds of apartments on Sylvan Road.  

 

Please see response to item #2. 

 

8. Resident parking is not convenient and visitor spaces are unidentified in the shopping center. 

The proposed exit that is an alley would be dangerous for cars and pedestrians. 

 

The Zoning Code requires two parking spaces per unit. Each unit provides one of their 

parking spaces in their attached garage. The remaining parking spaces are dispersed 
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throughout the site. As a mixed use project, the Zoning Code does not require any additional 

guest parking spaces. Guest parking for the apartments is provided in the adjoining shopping 

center. The rationale for this is the peak parking requirements for the apartments will usually 

occur at lower peak parking times for the shopping center. Allowing visitors to the 

apartments to park in the commercial area is an efficient shared use of resources. The visitor 

spaces in the shopping center are not identified because they are intended to be shared by 

both visitors to the shopping center and the apartments.  

 

The main entrance/exit to the apartments is via the Old Auburn Road driveway. There is also 

an “exit only” that leads to the shopping center. This access is narrow for the portion that 

exists between Buildings B and C on the site plan. The narrowness of the access road is an 

existing condition. At its most narrow point, it is approximately 20’ wide. Due to the low 

number of persons using this access road, and their anticipated low speed, it was not deemed 

to be hazardous for either vehicles or pedestrians. The Sacramento Metropolitan Fire District, 

Police Department, and the Engineering Division have reviewed the site plan and determined 

this access road is not a safety concern.  

 

9. The shopping center is comprised of one restaurant, two convenience eateries, a convenience 

store, Bearpaw administrative offices, and a Bearpaw retail store. This small group of 

businesses does not constitute a “shopping area”.  

 

The Zoning Code defines a retail complex as “a primary retail site with three or more 

separate businesses sharing common pedestrian and parking areas”. The adjoining shopping 

center is consistent with this definition. 

 

10. Mixed use does not mean mixed zoning.  

 

“Mixed use” is a land use type, combining within a project both commercial and residential 

land uses. The zoning for this site allows, as a land use type, mixed use projects. 

 

11. Concern with construction hours of 6:00 AM to 8:00 PM. Normal hours for a construction 

site in a residential area is 7:00 AM to 6:00 PM.  

 

Chapter 34, Article III of the Municipal Code regulates noise within the City. This ordinance 

exempts from noise limitations construction that occurs between the following hours: 6:00 

AM to 8:00 PM on weekdays, and 7:00 AM to 8:00 PM on weekends. Condition of Approval 

No. 5 reflects the City’s regulations.  

 

12. There is no place to walk in the complex and the Sylvan Corners intersection is very 

dangerous for pedestrians who need to cross 10 lanes of traffic.  

 

An ADA-accessible walkway will be built to the project from Old Auburn Road. This 

walkway will connect the units with the clubhouse building. The Sylvan Road intersection 

was redesigned in the early 2000s to improve pedestrian safety. For example, timing of 

traffic signals was calibrated to ensure pedestrians adequate crossing time – and this timing is 

frequently revisited by the Engineering Division to see if adjustments are needed.  
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Channelizing islands were also placed in three of the four quadrants to reduce the distance a 

pedestrian must cross at once. Additionally, the City will soon embark upon a focused study 

of Old Auburn Road, from Sylvan Corners to Fair Oaks, which will address all modes of 

travel, including pedestrians and bicycles.  

 

13. There are no community recreational or group activities identified. What is purpose of the 

clubhouse?  

 

Community amenities for residents will include the clubhouse and pool area, community 

BBQs, and a community garden. The clubhouse will include an exercise room for residents. 

It will also contain the leasing office for the complex. The second floor of the clubhouse will 

be a manager’s unit. 

 

14. Mixed use does not meet intent. Families are not encouraged. Where would children play?  

 

This project does meet the intent of a mixed use project. It shares a common owner and will 

be linked with the adjoining commercial center.  

 

Families desire different housing types, for a variety of personal reasons. Not all families 

desire a home with a large rear yard for children to play. Many families currently reside in 

apartments in the City and it is likely some may want to live in these particular units, 

especially given the development’s proximity to Sylvan Middle School. 

 

15. Where is the shade in the parking lot? Parking lots shall include at least 1 shade tree per six 

parking spaces.  

 

The Landscape Plan is provided as Exhibit C. It complies with the requirement of The 

Boulevard Plan for one tree per every six parking spaces. It also complies with the Zoning 

Code requirement of providing shade for 50% of the parking lot.  

 

16. What is the square footage of the rear yards? 

 

The individual rear yards range from 136 to 340 square feet. The average size yard is 263 

square feet. There is not anything in the Zoning Code requiring a yard for apartment projects. 

 

17. Request return of filing fee.  

 

The City Council has the authority to refund the appeal filing fee. There have been instances 

in the past where the City Council has returned an appeal fee submitted on behalf of a 

neighborhood association. Should the Council wish to refund this fee, please include this 

directive as a Motion at the conclusion of your action on the appeal (Motion No. 4).  

 

Environmental Determination  

 

A Mitigated Negative Declaration was prepared for this project and is included in Exhibit A.  

 

Agenda Packet Page 31



Subject: Appeal of Planning Commission Decision re: Bearpaw Apartments 

Date:      April 12, 2018 

Page 11 of 11 

        

Printed on Recycled Paper 

 

Attachments: 

0. Planning Commission Staff Report of January 24, 2018 (w/o Exhibits & Attachments)  

1. Vicinity Map 

2. Letter from Bearpaw stamped December 1, 2017 

3. Zoning Code excerpt re: mixed use projects 

4. Letter from Sacramento Air Quality Management District dated February 9, 2015 (w/o  

attachments)  

5. Acoustical Analysis (w/o appendices. Appendices available on City website) 

6. Traffic Impact Study (w/o appendices. Appendices available on City website) 

7. Supplemental Traffic Access Analysis (Att. C to this analysis available on City website) 

8. Arborist Report 

9. Supplemental Arborist Report 

10. Greenhouse Gas Reduction Plan Checklist 

11. Comment letter from SOAR dated August 23, 2016 

12. Comment letter from Lynn Avery dated August 21, 2016 

13. Reduced copies of plans 

 Site Plan  

 Landscape Plan   

 Architectural Elevations 

 Civil Plans 

14. Typical two bedroom layout 

15. Aerial photo with site plan overlay  

16. Appeal Letter from SOAR Neighborhood Association  

17. Excerpt from Zoning Code regarding mixed use projects 

18. Map from The Boulevard Plan 

19. Excerpt from the Sylvan Corners Redevelopment Concept Plan 

20. Video from January 24, 2018 Planning Commission meeting: 

https://youtu.be/FGvkTreAIpI  

 

 

Exhibits: 

 

A.  Resolution Adopting the Mitigated Negative Declaration  

*A-1: Mitigated Negative Declaration / Initial Study 

*A-2: Mitigation Monitoring Plan 

AA. Resolution Adopting the Minor Use Permit, Design Review Permit & Tree Permit 

B.  Site Plan 

*Sheet A-1.0 

C.  Landscape Plan 

D.  Architectural elevations (11x17)  (Sample board of colors and materials available at 

meeting) 

E.  Civil Plans  

*Civil site plan 

*Preliminary Grading and Drainage  
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          Prepared by: Colleen McDuffee, Planning Manager   
 
REQUEST 
 
The applicant is requesting approval of a Minor Use Permit, Design Review Permit and Tree Permit 
that will allow for the development of a 42-unit apartment project. The applicant is also requesting 
adoption of a Mitigated Negative Declaration.  
 
 Applicant: C. Frederick Brave  Owner:  Thomas Romeo  
   C. F. Brave Architecture   Bearpaw Equities 
   758 Dornach Ct.    7524 Old Auburn Road 
   Folsom, CA  95630    Citrus Heights, CA 95610  
 
 
SUMMARY RECOMMENDATION 
 
The Planning Division recommends that the Planning Commission:  
 
A. Adopt the attached Resolution adopting the Mitigated Negative Declaration and Mitigation 

Monitoring Plan;  
 
B. Approve a Minor Use Permit to allow development of the Bearpaw apartment project, including 

a clubhouse and community pool, subject to the Findings and Conditions of Approval in this 
report; 

 
C. Approve a Design Review Permit to allow development of the Bearpaw apartment project, 

including a clubhouse and community pool, subject to the Findings and Conditions of Approval 
in this report; and 

 
D. Approve a Tree Permit for to allow development of the Bearpaw apartment project subject to 

the Findings and Conditions of Approval in this report.   
 

BACKGROUND 
 
The proposed site is located near the southeast quadrant of Sylvan Corners. It is being developed 
as a residential component of the Sylvan Village development, which currently includes a shopping 
center that includes office, food and retail businesses. Together with the shopping center, the 
project will form a “u” shape – Vice’s auto repair business in the middle of the “u” is not a part of 
the development. The shopping center portion of the project is in the midst of a significant 
renovation. 
 
The project site anchors the southern boundary of the Auburn Boulevard specific plan. The City 
adopted The Boulevard Plan, Reinventing the Auburn Boulevard Corridor, in 2005. The Boulevard 
Plan developed a long-term vision for the Boulevard. The introduction of residential uses was part 
of this vision and seen as a key piece of the puzzle to transform Auburn Boulevard into a vibrant 
mixed use and pedestrian friendly area.  The City of Citrus Heights has invested significantly in the 
street improvements along Auburn Boulevard to aid in achieving the vision of The Boulevard Plan.  
 
 

 

CITY OF CITRUS HEIGHTS  
PLANNING DIVISION STAFF REPORT 

PLANNING COMMISSION MEETING                                      January 24, 2018 
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The project setting is summarized in the tables below: 
 
Location: 7534 Old Auburn Road - southeast corner of Sylvan Road and 

Old Auburn Road (see Attachment 1). 
Parcel Size: Approximately 2.7 acres  
REACH Neighborhood: The site is within the Sylvan Old Auburn Road Neighborhood 

Association (SOAR) - #10). SOAR has submitted a letter 
opposing the project – see Attachment 11.  

 
ZONING AND LAND USES 

 

LOCATION ZONING GENERAL PLAN 
LAND USE 

ACTUAL USE  

On-Site   Auburn Boulevard Corridor 
Special Planning Area 

(ABC SPA) 

General Commercial  One single family home / 
Vacant 

North  ABC SPA General Commercial Sylvan Corner Pet 
Hospital; Vice’s Auto 

Collision Repair   

South  RD-7  Low Density 
Residential 

Residential – single 
family homes 

East RD-5 Low Density 
Residential 

Residential – single 
family homes 

West ABC SPA General Commercial Shopping center 
 
Minor Use Permit – Description of Request  
 
The applicant is seeking approval of a Minor Use Permit to develop a residential component of a 
mixed use project. The commercial portion of the project, the Sylvan Village shopping center, is 
already in existence. Primary tenants of the center are Bearpaw shoes (both their corporate office and 
a retail store), three food uses (Wonderful Chinese, Beer Dawgs and Mr. Pickles), and a liquor store. 
Attachment 2 contains information from the applicant on his vision for this development, such as the 
opportunity for employees of the Bearpaw corporate office to be able to live in the adjoining 
apartments. 
 
The site plan for the proposed project is provided as Exhibit B. As shown on the site plan, Buildings A-
D comprise the shopping center. Buildings E-H are the proposed apartment buildings. Forty two (42) 
apartment units are proposed, as well as living quarters for an onsite manager. The primary access to 
the apartments will be from an existing driveway on Old Auburn Road. This driveway is a shared 
driveway with Vice’s and the shopping center. In addition, there is an “egress” only drive for the 
apartment residents through the shopping center. The project will be gated. There is also a pedestrian 
gate between the shopping center and apartments.   
 
Each apartment unit will contain two bedrooms and have a one-car garage. There will be a community 
clubhouse and pool. There will also be a community garden where residents can grow their own food. 
Management of the apartment portion of the project will be by a property management firm that is 
associated with the Bearpaw company. 

 

 

Proposed land use change  
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Minor Use Permit – Analysis of Request  
 
The residential component of a mixed use project requires approval of a Minor Use Permit. The 
Citrus Heights Zoning Code (Section 106.62.050) requires that the Planning Commission must be 
able to make five findings before approving a Minor Use Permit. The required findings are listed 
below in bold italics and are followed by an evaluation of the applicant’s request in relation to the 
required findings.  
 

 The proposed apartments are allowed within the applicable zoning district and 
comply with all other applicable provisions of the Zoning Code and the Municipal 
Code;  

 

 The proposed use is consistent with the General Plan and The Boulevard Plan; 
 
The proposed apartments are allowed, with approval of a Minor Use Permit, in the Auburn 
Boulevard Corridor SPA. The Zoning Code contains provisions specifically for mixed use projects 
(Attachment 3). These provisions are focused on ensuring the compatibility between the 
commercial activities of the mixed use component and the residential component. The Bearpaw 
apartments are located in a manner that they will be compatible with the adjoining commercial 
properties. A masonry wall separates the apartments from adjoining commercial uses. Based on 
the activities that occur within the commercial portion of the project, it is not expected the 
commercial uses will generate glare, noise or odors that would impact the residential portion of the 
project. While the Vice’s auto collision facility is not a part of the project, it was also evaluated and, 
with construction of the masonry wall, determined to be compatible with the apartments. Additional 
discussion related to noise is provided below.  
 
The project is consistent with both the General Plan and The Boulevard Plan. The project site has 
a General Plan designation of General Commercial (GC). In addition to a wide variety of 
commercial uses, the GC designation also allows apartments and mixed use projects. The General 
Plan, as discussed in greater detail in the Design Review Permit portion of this report, contains 
numerous Goals and Policies that support new housing developments of differing types. The 
Boulevard Plan is also supportive of introducing housing to the Auburn Boulevard corridor.   
 

 The design, location, size and operating characteristics of the proposed apartments 
are compatible with the existing and future land uses in the vicinity;  

 

 The site is physically suitable for the type, density and intensity of use being 
proposed, including access, utilities, and the absence of physical constraints; and 
 

 Granting the permit would not be detrimental to the public interest, health, safety, 
convenience, or welfare, or materially injurious to persons, property or 
improvements in the vicinity and zoning district in which the property is located.   

 
The project is designed to be compatible with existing and future land uses in the vicinity. 
Compatibility with the commercial uses has been discussed above. The project was also designed 
to be compatible with the adjoining single family uses on the east and southern boundaries. A 
minimum 20’ setback is maintained on the borders adjoining the residential areas. An 8’ masonry 
wall will be installed along the property line. Most of the buildings that are on the perimeter of the 
site are designed such that the rear of the unit faces the single family homes – on these buildings, 
there is only one second-story window facing the rear, limiting privacy concerns for the adjoining 
neighbors. Additionally, all of the second story windows will have awnings that partially limit the 
viewshed from the second story windows. Landscaping is provided along the entire perimeter, 
including in the rear yards of the units, that back up to the single family homes.  
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The Sacramento Metropolitan Air Quality Management District (SMQAMD) evaluated potential 
health risks that could occur to future residents as a result of the paint booth at the adjoining Vice’s 
Auto facility (Attachment 4). A health risk assessment (HRA) was originally conducted when the 
paint booth at Vice’s was installed. At that time, the project site was designated for non-residential 
uses. The SMAQMD updated the original HRA to reflect the proposed residential uses on the 
project site. The HRA considered both short term and long term health risks related to residents 
living next to a business with a paint booth. The SMAQMD determined that the risk of living at the 
project site would not exceed what they consider a safe level. 
 
A Noise Study (Attachment 5) was prepared that addressed noise during both the operational and 
construction phases. During the operational phase, primary noise sources are traffic and Vice’s 
collision facility. Noise testing was conducted and it was determined that noise from these sources 
would not exceed the City’s noise standards for residential uses. The study also looked at potential 
noise from new individual HVAC units and determined they would be far enough from the property 
line to not impact adjoining residential uses. Noise would increase in the vicinity during 
construction. Impacts were considered less than significant due to limiting the hours of construction 
from 6:00 AM to 8:00 PM on weekdays and 7:00 AM to 8:00 PM on weekends. (Condition No. 5) 
 
A potential area of concern is that the pool and clubhouse areas are fairly close to the eastern 
property line. This could be a concern if a large number of residents are gathered at once or if 
residents bring music with them to the pool area. To address this, a condition of approval has been 
included (Condition No. 2) that requires the development of rules for the use of these areas that 
are incorporated into the rental agreements. At a minimum, the rules should state that this area 
closes at 9:00 PM and that music cannot be played in this area that is audible at the adjoining 
property line. Condition No. 4 requires the project to utilize an onsite manager.  
 
Minor Use Permit – Conclusion  
 
Staff believes the Findings are present to approve the Minor Use Permit for a residential component of 
a mixed use project. Staff recommends approval of the Minor Use Permit subject to the findings and 
conditions of approval contained in the staff report.  
 
Design Review Permit – Description of Request  
 
Site Layout 
 
The applicant is proposing to construct 10 buildings on the site.  A breakdown of the buildings 
proposed for the site is provided below: 
 
  Building E   (6 units) -    1 building 
  Building F   (7 units) -    1 building 
  Building G   (5 units) -    2 buildings  
  Building H   (4 units) -    4 buildings  
  Building I    (3 units) -    1 building  
  Clubhouse/office -    1 building 
 
Each of the dwelling units will contain two bedrooms, be approximately 1,200 square feet in size and 
have its own attached one-car garage. All but one of the units will have its own small private rear yard. 
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The site plan for the project is provided below and attached as Exhibit B.   
 

 
A pool and 2,270 square foot clubhouse is located in the northeast corner of the project. Within this 
community area are gazebos, BBQs and similar amenities. A unique feature, located just west of the 
clubhouse, is a community garden. As shown on the preliminary Landscape Plan (Exhibit C), the 
community garden consists of 20 individual raised planters (“horse troughs”) where residents can 
plant their own gardens.  
 
Architectural elevations are provided in Exhibit D. The two-story units will have a stucco exterior, with 
a stone accent along the front and side elevations. Each unit will have an entrance and garage along 
the front elevation; a standing seam metal roof provides coverage from the weather and architectural 
interest along the front first story elevation. Lap siding is provided above the garage doors and on the 
side elevations. The second story window elevations have decorative balconies. There are two color 
schemes for the buildings, both utilizing earth tones (the color and materials board will be available at 
the meeting). The architecture is intended to be compatible with the design renovation underway in 
the commercial portion of the center. The buildings all incorporate varying heights. A typical elevation 
is provided below:  
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As shown on Exhibit C, landscaping is provided throughout the project, including along the perimeter 
adjoining single family homes. A masonry wall is provided along the property line shared with 
adjoining residential uses as well as adjoining the Vice’s auto facility and the Sylvan Village shopping 
center.  
 
The Grading and Drainage Plan is provided as Exhibit E.  The site is relatively flat, with the highest 
portion being along the southern boundary. The site slopes gently down to the north, and will continue 
to do so with the project. There is an existing drainage ditch on the property which will be piped in 
conjunction with the project.  
 
Design Review Permit – Analysis of Request  
 
The Citrus Heights Zoning Code (Section 106.62.040) requires that the Planning Commission must 
be able to make seven findings before approving a Design Review Permit. The required findings 
are listed below in bold italics and are followed by an evaluation of the applicant’s request in 
relation to the required findings.  
 

 The project is consistent with the General Plan, any applicable specific plan, 
development agreement and/or any previously approved planning permit; 

 

 The project complies with the Zoning Code;  
 

General Plan and The Boulevard Plan 
 
The site is designated General Commercial (GC) in the General Plan. The General Plan allows for 
mixed use projects and multi-family residences; The Boulevard Plan also allows for mixed use 
projects. The Floor Area Ratio (FAR) for residential projects in the GC designation is .60. With a 
FAR of .53, this project is below the maximum. The maximum density for residential projects in the 
General Commercial designation is 20 units per acre. With a density of approximately 15.5 units 
per acre, this project is below the maximum.  
 
This project is consistent with several goals of the General Plan, including the following:  
 

Policy 9.2 Provide opportunities for mixed use projects within commercial corridors 
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Policy 9.4 Implement The Boulevard Plan, which promotes improvements that will 
enrich existing businesses, stimulate private investment, and encourage 
new business opportunities.  

 
Policy 25.1 Promote development of a variety of housing types in terms of location, 

cost, design, style, type, and tenure, while ensuring compatibility with 
adjacent land uses.  

 
Policy 25.3 Facilitate mixed-use development and redevelopment in appropriate 

areas.  
 
Policy 26.2 Promote construction of housing types with a variety of prices, styles, 

and designs. 
 
Goal 28 Ensure housing opportunities for all segments of the community  

 
As shown above, development of this project would further several goals of the General Plan 
related to housing. The General Plan acknowledges there is a need for additional housing in the 
City, and that new housing should serve all segments of the community. The Housing element 
portion of the General Plan was adopted in 2013. It identified a housing goal of 696 units for the 
period 2013-2021. For the 5 year period of 2013-2017, 89 units were constructed. Nearly all of 
these units were single family homes. This project would therefore provide a type of housing that 
has not been built in the City recently.  
 
The project is also consistent with the General Plan in that it implements the Boulevard Plan. The 
introduction of residential uses along Auburn Boulevard is part of the overall vision to revitalize the 
corridor. 
 
The Boulevard Plan, Reinventing the Auburn Boulevard Corridor, was adopted in 2005. Adoption 
of this Plan occurred after a lengthy public process, and had as its goal the transformation of 
Auburn Boulevard from Sylvan Corners to the northern City limits. The Boulevard Plan recognized 
that this transformation would take many years, even decades. This project is consistent with the 
following land use goal and principles of The Boulevard Plan:  
 

Goal  To create a boulevard of vibrant districts and neighborhood centers that 
serve the commercial and social needs of the surrounding 
neighborhoods, the community of Citrus Heights and the region. 

 
Policy 10 Reestablish Sylvan Corners as a distinctive focal point of civic, social 

and commercial activities.  
 
Policy 12 Integrate infill housing into Auburn Boulevard’s commercial frontage and 

adjacent neighborhoods.  
 

The vision for Auburn Boulevard was for a walkable vibrant community. Such communities benefit 
from residents who live in the area. Residents living in the area, who are present at all hours of the 
day, and can walk to local shops and restaurants, will play an important role in bringing this 
vibrancy to Auburn Boulevard. While Auburn Boulevard has benefitted from significant investments 
in the streetscape by the City, and private commercial renovations and developments, this project 
represents the first housing project introduced since the Plan was adopted. 
 
Height & Setbacks. The project is zoned ABC SPA; apartments as part of a mixed use project are 
allowed with approval of a Minor Use Permit. The project meets the building setbacks as required 
in The Boulevard Plan as shown in the table below:  
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  The Boulevard 

Plan 
Apartments  

 Old Auburn Setback 5’ 100+’  
 Transition to 

Residential 
20’ 20’  

 
The maximum height in the Sylvan Corners portion of The Boulevard Plan is two stories or 30’. 
Each of the proposed buildings has variations in height. The majority of each building meets the 
30’ height limit, however the highest peak in each building is about 32’. A condition of approval has 
been added to the project (Condition No. 10) to reduce the maximum height to 30’.  
 

 The project’s architectural design and building massing and scale are appropriate to 
and compatible with the site surroundings and the community;  

 

 The project provides attractive and desirable site layout and design, including building 
arrangement, exterior appearance and setbacks, drainage, fences and walls, grading, 
landscaping, lighting, signs, etc.; 
 

 The project complies with all applicable design standards in Chapter 106.31 and/or 
other applicable City design guidelines and policies; 

 
Building Massing and Scale. The project’s massing and scale are appropriate as a transition from the 
commercial development to single family homes. Rather than consolidate units in a larger building, the 
units have been grouped into buildings ranging in size from 3 to 7 units each. Each unit also contains 
its own attached garage and all but one unit have a private rear year, features more common in 
townhome/ownership products than rental units.  
 
Fencing. As shown on Exhibit C, a masonry wall will be built on the perimeter of the project which 
adjoins single family homes and the commercial uses to the west. Along the northern boundary, 
adjoining the pet hospital, the 7 apartment units whose rear yards adjoin the pet hospital property are 
shown to have wood fences. Staff recommends this stretch of fencing also be masonry.  (Condition 
No. 7).  
 
As noted above, one unit does not have a private rear yard. This unit is the most western unit of 
Building I, across from the trash enclosure. Because this unit has a sliding glass door as its rear, it 
would be appropriate to provide a fence so that this unit also has a private rear yard. Condition No. 7 
has been included to address this.  
 
Drainage. The preliminary drainage plan is provided as Exhibit E. Proposed drainage improvements 
include piping an existing ditch located in the northern portion of the site. Biologists have investigated 
the ditch and determined that filling it in will not trigger any state or federal environmental permits 
(Helix, November 2017). The drainage plan also indicates the applicant will utilize pervious paving to 
meet water quality requirements.  
 
Recreation Area. The Zoning Code requires a minimum of 250 square feet of recreation area per unit, 
requiring this project to provide 10,750 square feet. This project is fulfilling this requirement through 
the pool and club house area, including BBQS, as well as the community garden area, which includes 
20 individual planters. This type of recreational area is more passive than the type of recreational area 
provided by other projects, many of which include outdoor tennis courts. In recent years, the City has 
been approached by several older apartment projects desiring to remove the tennis courts, because 
they are not being used. Staff supports the use of the community garden in fulfilling the recreation 
area component of the Zoning Code. 
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Design Guidelines. The City’s Guidelines for architectural design and site layout are described in 
Chapter 106.31 of the Zoning Code. Staff believes the overall design complies with the minimum 
standards in the Design Guidelines. There are three minor recommendations which would further 
enhance the exterior appearance of the project. First, the stone accent material is shown to trim the 
garage doors. Staff recommends it be extended along the entire front elevation. Second, the stone 
accent material is proposed to be included on only some of the side elevations – staff recommends it 
be included on all of the side elevations. Third, some of the elevations depict architecturally enhanced 
garage doors, while some of the units are more basic – staff recommends the use of enhanced 
garage doors for all of the garages. Condition No. 10 reflects this recommendation.  
 

 The project provides safe and efficient public access, circulation and parking, including 
bicycle and pedestrian accommodations where appropriate; and 

 
The entrance to the project is from an existing driveway off of Old Auburn Road. This driveway is a 
shared drive and is shared with Vice’s auto facility. Although not the most convenient driveway for 
them, persons going to the shopping center can also enter or exit the site at this driveway. Residents 
of the apartment project can exit the project through either the Old Auburn Road driveway or a 
driveway that connects to the shopping center (and then Sylvan Road).  
 
A Traffic Impact Study (TIS) was prepared for the project and is provided as Attachment 5; a 
Supplemental Analysis is provided as Attachment 6. The TIS evaluated two intersections near the 
site:  
 

o Old Auburn Road @ Sylvan Road / Auburn Boulevard 
o Old Auburn Road @ Site Access Driveway  

 
The TIS looked at the above intersections, both under “existing conditions” and under “existing plus 
project” conditions, and evaluated the project against the City’s Level of Service (LOS) policy as 
outlined in Policy 29.2 of the General Plan. Policy 29.2 calls for the City to strive to achieve LOS E on 
City roads and intersections during peak hours, with exceptions to certain intersections, where LOS E 
can be exceeded. The Old Auburn @ Sylvan/Auburn intersection, and the segment of Old Auburn 
Road from Sylvan Road to Fair Oaks Boulevard, are locations where the LOS E standard can be 
exceeded. 
 
As shown in the table below, the apartments would be expected to generate 304 daily trips, of which 
there would be 26 AM peak hour trips and 30 PM peak hour trips. The majority of AM Peak hour trips 
would be outbound, while the majority of PM Peak hour trips would be inbound. Although the project’s 
proximity to transit, neighborhood commercial and schools would be anticipated to result in some non-
vehicular trips, the TIS did not assign any non-vehicular trips in order to be conservative.  
 

Land Use Total Daily 
Trips 

AM Peak Trips 
In /Out /Total 

PM Peak Trips 
In /Out /Total 

Apartments (42) 304 4 inbound / 
22 outbound / 

26 total 

20 inbound / 
10 outbound / 

30 total 
  Source: Kimley Horn, 2015  
 
According to the TIS, all of the study intersections currently operate at an acceptable LOS (in 
accordance with Policy 29.2 of the General Plan) and would continue to operate at an acceptable LOS 
with the addition of the apartments. The two intersections studied in the TIS currently operate at LOS 
D and E, respectively, and will continue to do so after project construction. The segment of Old 
Auburn Road between Sylvan and Mariposa currently operates at LOS F in the peak hour. Because 
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the proposed project would contribute less than 5% to the total peak hour volume on the segment, it is 
not considered a significant impact.  

 
In addition to analyzing impacts of the project on intersection operations and queuing, the TIS also 
looked at on-site circulation. The TIS noted that, because the Old Auburn Road driveway is the only 
Old Auburn Road driveway that permits outbound left‐turn movements, it is possible that onsite 
vehicle queuing/blocking could result in safety concerns. Specifically, vehicles exiting the existing 
shopping center via this driveway could be in conflict with both entering traffic and traffic exiting the 
project site. The TIS recommends that driveway markings and/or signing be provided to ensure the 
area between Vice’s and the access point to Old Auburn Road (i.e., the most northern part of the site 
where vehicles from both the site and the commercial area will look to access Old Auburn Road) is not 
blocked and the likelihood of spillback onto Old Auburn Road is minimized. A mitigation measure 
addressing this is included in the Mitigated Negative Declaration and Condition No. 7.  
 
Parking 
 
The Zoning Code requires two parking spaces per unit. As a mixed use project, additional guest 
parking spaces are not required. The project includes a total of 84 parking spaces. Of these 84 
parking spaces, 42 are provided as garage parking – each unit will have a one car garage. In addition 
to the 42 rental units, there is a living area for the manager above the clubhouse. Two additional 
parking spaces are therefore required (Condition No. 7), for a total of 86 parking spaces on site.  
 
As noted above, a “stand-alone” apartment project would be required to provide guest parking in 
addition to the two spaces per unit. Because this is a mixed use project, the Zoning Code does not 
require any additional guest parking. The rationale for this is that the peak parking requirements for 
the apartments will usually occur at lower peak parking times for the shopping center. Allowing the 
apartments to park in the commercial area is an efficient shared use of resources. A condition of 
approval is recommended that provides for this linkage in perpetuity (Condition No. 4). This condition 
is needed to ensure that should the two parcels be under different ownership in the future, their 
relationship as a mixed use project shall remain.  
 
It is important in a project like this that the garage area actually be used for vehicles, and not just for 
storage. Otherwise, there could be parking impacts in the adjoining commercial areas. A condition of 
approval is recommended that the rental agreements for these units stipulate that the garages are to 
be used for vehicle parking with only ancillary storage (Condition No. 3 of the Minor Use Permit). 
 
Each parking space, including the spaces within the garage, must be 9’ wide by 19’ long. A maximum 
of 25% of the parking lot can be compact spaces, which measure 8’ wide by 16’ long. The parking 
layout shown on the site plan contains 50% compact spaces. Condition No. 8 requires the site plan be 
modified to provide a maximum 25% compact spaces in the parking lot. This will require that 11 of the 
spaces currently designated as compact must be converted to a standard size.  
 
The Zoning Code requires that a minimum 8’ landscape strip be provided where parking areas adjoin 
property lines. This requirement is not being met in one area, along the southern boundary of the 
Vice’s property. Condition No. 7 of the Design Review Permit is included to address this requirement.   
 
Pedestrians 
 
On-site sidewalks are provided to link the apartment units with the clubhouse area, the trash area, and 
the shopping center. There is one segment where a sidewalk could be installed to improve walkability 
on site. This area is opposite the trash enclosure, on the west side of Building I. Condition No. 7 
requires the site plan to be modified to include a sidewalk in this area. 
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 The project provides open space and landscaping, including the use of water efficient 
landscaping. 

  
The preliminary Landscape Plan is attached as Exhibit C. In addition to identifying the plantings 
proposed throughout the site, the Landscape Plan also identifies amenities throughout the site, 
including the pool area, the community garden, BBQs, etc. The Landscape Plan also identifies 
plantings for each of the rear yards. The project includes water efficient landscaping and the final 
Landscape Plan must demonstrate it fulfills the City’s drought tolerant requirements (Condition No. 9). 
 
Design Review Permit - Conclusion 

 
As proposed and conditioned, staff believes the required findings can be made to approve the 
Design Review Permit for this project. Staff recommends approval of the Design Review Permit 
subject to the conditions of approval contained in the staff report.  
 
Tree Permit  
 
Chapter 106.39 of the Zoning Code contains the City’s Tree Preservation and Protection 
measures. The purpose of this section is to preserve and protect the City’s remaining native Oak 
trees, heritage trees, mature trees, and others as identified in the Zoning Code.  
 
The applicant has submitted an Arborist Report (Attachments 8 and 9). While there are 81 trees on 
site, very few warrant consideration for preservation. Overhead power lines along the eastern 
boundary of the site have resulted in severely disfigured trees as a result of pruning under power 
lines. The majority of trees along the southern property line are Tree of Heaven trees. These are 
considered invasive trees and not recommended for an urban setting. Some of the trees are in a 
dangerous condition. There are 3 trees on-site that warrant consideration for preservation (Tree #s 
17, 18, & 19). These are 3 valley oak trees in the southeast corner of the site. A condition of 
approval has been added that requires additional analysis of these 3 trees. If intended for 
preservation, an impact assessment will be needed to minimize construction impacts. The 
Mitigated Negative Declaration also calls for a Tree Protection and Replanting Plan.  
 
Tree Permit - Conclusion 
 
Based on the analysis above, staff recommends approval of the Tree Permit subject to the findings 
and conditions of approval contained in the staff report.  
 
PUBLIC OUTREACH 
 
The project is located within the SOAR Neighborhood Association. The applicant did attend one of 
their meetings. SOAR has submitted a letter (Attachment 11) in opposition to the project. In addition, 
one other comment letter from a resident was received and is attached as Attachment 12.  
 
ENVIRONMENTAL DETERMINATION   
 
In accordance with the requirements of the California Environmental Quality Act (CEQA), an Initial 
Study was prepared for the Bearpaw Apartment project. The Initial Study thoroughly analyzed the 
potential for environmental impacts. As a result of the environmental analysis described in the Initial 
Study, it was determined that with the incorporation of six mitigation measures, the project would not 
have a significant effect on the environment. The Initial Study determined that an EIR was not required 
for the project and that a Mitigated Negative Declaration (MND) was the appropriate level of review 
under CEQA. The MND was released for public review on December 21st; the public comment period 
on the MND ended on January 11, 2018.  
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The Initial Study/Mitigated Negative Declaration is attached for your review as part of Exhibit A. The 
mitigation measures included within the Initial Study/Mitigated Negative Declaration are summarized 
below (see the MND for full description of each mitigation measure):  
 

 Basic emission control measures shall be followed during construction, such as watering 
surfaces two times daily, utilizing street sweepers, limiting on-site vehicle speeds, completing 
paving as soon as possible, and requiring haul trucks to meet certain criteria. 

 Pre-construction nesting bird surveys shall be conducted if construction commences during 
nesting season (February 1 – August 31) 

 A Tree Protection and Replacement Plan shall be prepared.  
 Cessation of all work should occur if cultural or human remains are encountered. 
 An asbestos survey shall be prepared prior to demolition.  
 Provision of pavement markings and/or signing at the Old Auburn Road driveway 

 
CEQA requires that mitigation measures must be incorporated into a Mitigation Monitoring Plan. 
The purpose of the Mitigation Monitoring Plan is to ensure compliance with the mitigation 
measures during implementation of the project. The Mitigation Monitoring Plan for the project is 
attached as part of Exhibit A. The attached Resolution incorporates adoption of the Mitigation 
Monitoring Plan. 
 
Greenhouse Gas Emissions. The City of Citrus Heights adopted a Greenhouse Gas Reduction Plan 
(GGRP) in 2011. Projects that are consistent with the GGRP are considered, under CEQA, to have a 
less than significant impact with regard to the project’s Greenhouse Gas emissions. The applicant has 
submitted information (Attachment 10) to demonstrate their compliance with the GGRP. Some items 
the project will undertake that are consistent with the Greenhouse Gas Reduction Plan are noted 
below:  
 

 Utilize recycled materials in construction 
 Utilize Energy Star appliances 
 Drought tolerant landscaping 
 Shade trees 
 Solar hot water heaters 
 Pedestrian connections between land uses  

 
Condition of Approval No. 13 requires the applicant to submit evidence of compliance with the items in 
Attachment 10 prior to issuance of any building permits.  
 
Conclusion 
 
Staff recommends that the Planning Commission adopt the attached Resolution, adopting the 
Mitigated Negative Declaration and Mitigation Monitoring Plan. 
 
SUMMARY/RECOMMENDED ACTION 
 
Staff recommends approval of the following motions:  
 
MOTION NO. 1: MOVE TO ADOPT THE ATTACHED RESOLUTION (EXHIBIT A) ADOPTING THE 

MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING PLAN. 
 
MOTION NO. 2: MOVE TO APPROVE THE MINOR USE PERMIT FOR THE BEARPAW PROJECT 

SUBJECT TO THE FINDINGS AND CONDITIONS OF APPROVAL LISTED BELOW. 
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MOTION NO. 3: MOVE TO APPROVE THE DESIGN REVIEW PERMIT FOR THE BEARPAW 
PROJECT SUBJECT TO THE FINDINGS AND CONDITIONS OF APPROVAL 
LISTED BELOW.  

  
MOTION NO. 4: MOVE TO APPROVE THE TREE PERMIT FOR THE BEARPAW PROJECT 

SUBJECT TO THE FINDINGS AND CONDITIONS OF APPROVAL LISTED BELOW.  
 
 

FINDINGS  

 
Findings for Approval of the Minor Use Permit  
 

 The proposed apartments, as part of a mixed use project, are allowed within The 
Auburn Boulevard Corridor Special Planning Area;  

 

 The proposed apartments, as part of a mixed use project, are consistent with the 
General Plan and The Boulevard Plan and will contribute to the transformation of 
Auburn Boulevard; 

 

 The design, location, size and operating characteristics of the proposed apartments are 
compatible with existing and future land uses in the vicinity with the incorporation of the 
conditions of approval;  

 

 The affected site is physically suitable for the type, density and intensity of the proposed 
apartments; and 

 

 Granting the permit will not be detrimental to the public interest, health, safety, 
convenience or welfare or materially injurious to persons, property or improvements in 
the vicinity and zoning district in which the property is located.  

 
Findings for Approval of the Design Review Permit  
 

 The proposed apartments are consistent with the General Plan and The Boulevard Plan 
and will contribute to the transformation of Auburn Boulevard;  

 

 The project complies with the Zoning Code with the incorporation of the conditions of 
approval included herein; 

 

 The project’s architectural design and building massing and scale are appropriate to and 
compatible with the site surroundings and the community;  

 

 The project provides attractive and desirable site layout and design, including building 
arrangement, exterior appearance and setbacks, drainage, fences and walls, grading, 
landscaping, lighting, etc.; 

 

 The project complies with all applicable design standards in Chapter 106.31 and/or other 
applicable City design guidelines and policies with the incorporation of the conditions of 
approval included herein; 

 
 The project provides safe and efficient public access, circulation and parking, including 

bicycle and pedestrian accommodations where appropriate with the incorporation of 
conditions of approval; and 
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 The project provides open space and landscaping, including the use of water efficient 
landscaping. 

 
Findings for Approval of the Tree Permit  
 

 Approval of the Tree Permit for the Bearpaw project will not be detrimental to the public 
health, safety or welfare; and  

 

 Measures have been incorporated into the project to mitigate impacts to remaining 
trees. 

 
 

CONDITIONS OF APPROVAL FOR THE MINOR USE PERMIT  

 
1) The Minor Use Permit approval shall be exercised within a two (2) year period from the date 

of final approval and if not exercised shall expire.  (Planning)  
 
2) The clubhouse and pool area shall be closed to residents after 9:00 PM. This requirement 

shall be made part of the rental agreement (or equivalent agreement acceptable to staff) for 
each tenant. This agreement shall also stipulate that music shall not be played in this area 
that is audible at the adjoining residential property line. Prior to the first apartment building 
receiving its final Certificate of Occupancy, the applicant shall submit for review and 
approval the proposed rental agreement template with wording addressing use of the 
clubhouse and pool area. Each tenant/occupant is required to sign and adhere to this 
stipulation. (Planning)  
 

3) The garages shall be used for the parking of vehicles. Storage or other activities are only 
allowed as an ancillary use. Prior  to the first apartment building receiving its final Certificate 
of Occupancy, the applicant shall submit for review and approval the proposed rental 
agreement (or equivalent agreement acceptable to staff) with wording addressing use of the 
garages. Each tenant/occupant is required to sign and adhere to this stipulation.  (Planning) 
 

4) An onsite manager shall be present to address any issues that arise and ensure the project 
is not a nuisance to neighbors.  (Planning) 
 

5) Construction hours shall be restricted to the hours of 6:00 to 8:00 PM weekdays, and 7:00 
AM to 8:00 PM on weekends.  (Planning) 
 

6) The applicant/owner and/or successor in interest agrees to indemnify, defend, and hold 
harmless the City, its officials, officers, employees, agents and consultants from any and all 
administrative, legal or equitable actions or other proceedings instituted by any person not a 
party to this permit challenging the validity of the Project Approval or any Subsequent 
Project Approval, or otherwise arising out of or stemming from these Approvals.  The 
applicant/owner and/or successor in interest may select its own legal counsel to represent 
their interest at their sole cost and expense.  The parties shall cooperate in defending such 
action or proceeding.  The applicant/owner and/or successor in interest shall pay for City's 
costs of defense, whether directly or by timely reimbursement on a monthly basis.  Such 
costs shall include, but not be limited to, all court costs and attorneys' fees expended by 
City in defense of any such action or other proceeding, plus staff and City Attorney time 
spent in regard to defense of the action or proceeding.  The parties shall use best efforts to 
select mutually agreeable defense counsel but, if the parties cannot reach agreement, City 
may select its own legal counsel and the applicant and/or successor in interest agrees to 
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pay directly or timely reimburse on a monthly basis City for all such court costs, attorney 
fees, and time referenced herein. (City Attorney 

 
 

CONDITIONS OF APPROVAL FOR THE DESIGN REVIEW PERMIT  

 
1) The Design Review Permit approval shall be exercised within a two (2) year period from the 

date of final approval and if not exercised shall expire.  (Planning) 
 
2) This project is approved as shown in Exhibits A-E and as conditioned or modified below. 

(Planning) 
 
3) The applicant shall comply with the Mitigated Negative Declaration and fulfill all of the 

measures contained in the Mitigation and Monitoring Plan. The following measures must be 
complied with as outlined in the Mitigation and Monitoring Plan and summarized below: 

 
a) Mitigation Measure 1: Prior to issuance of any grading, demolition or building permits, site 

plan notes should include requirements for the contractor to implement the following Basic 
Construction Emission Control Measures:  

 
i) All exposed surfaces shall be watered two times daily.  
 
ii) Haul trucks transporting soil, sand or other loose material shall be covered and/or shall 

maintain at least two feet of free board space. Any haul trucks traveling on freeways or 
major roadways shall be covered.  

 
iii) Wet power vacuum street sweepers shall be used to remove any visible trackout mud 

or dirt onto adjacent public roads at least once a day. 
 
iv) Vehicle speeds on unpaved roads shall be limited to 15 miles per hour.  
 
v) All roadways, driveways, sidewalks, parking lots to be paved shall be completed as 

soon as possible. Building pads should be laid as soon as possible after grading unless 
seeding or soil binders are used.  

 
b) Mitigation Measure 2: Should construction activities commence between February 1- 

August 31, pre-construction nesting surveys shall be conducted within 7 days prior to the 
commencement of construction.  

 
c) Mitigation Measure 3: Prior to construction of the project, the applicant shall prepare a Tree 

Protection and Replacement Plan. Replacement for removed protected trees shall be by 
replacement, payment of an in-lieu fee or a combination of both.  
 

d) Mitigation Measure 4: If artifacts for unusual amounts of shell bone or other items indicative 
of buried archaeological resources or human remains are encountered during earth 
disturbance, the on-site contractor shall immediately notify the City and the Native 
American Heritage Association as appropriate. All soil disturbing work shall be halted within 
100’ of the discovery until a qualified archaeologist completes an evaluation. Any human 
remains unearthed shall be treated in accordance with all laws. If disturbance of a cultural 
resource cannot be avoided, a mitigation program shall be implemented. 

 
e) Mitigation Measure 5: Prior to any demolition activities, the applicant shall prepare an 

asbestos survey to the satisfaction of the Sacramento Air Quality Management District.  
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f) Mitigation Measure 6: Prior to construction the applicant shall prepare a plan depicting 

pavement markings and/or signing at the Old Auburn Road driveway to the satisfaction of 
the City Engineer. 
 

4) Submit for review and approval by the City Attorney a document stipulating that the property 
containing the commercial portion of the mixed use project shall allow residents and guests of 
the residential portion of the mixed use project to park on its site. This document shall be 
recorded and binding on future property owners.  (Planning)  

 
5) Construction hours shall be restricted to the hours of 6:00 to 8:00 PM weekdays, and 7:00 AM 

to 8:00 PM on weekends. (Planning)  
 
Prior to Issuance of Building Permits 

 
6) The applicant is responsible for securing all permits for the demolition of the existing building 

from all appropriate agencies, including the Building Division and Sacramento Metropolitan Air 
Quality Management District.   (Planning) 

 
7) Submit and receive approval of a final site plan that addresses the following:  

 
a) Sidewalk should be added to the west of Building I, adjoining the main drive aisle.  
 
b) A private fenced rear yard shall be provided for the most western unit of Building I.  
 
c) Provide an 8’ wide planter adjoining the parking area located south of Vice’s, along the 

shared property line.  
 

d) Ensure two parking spaces are provided for each unit, including the managers unit.  
 

e) Demonstrate that the minimum recreation area provided by the Zoning Code (250 square 
feet per unit) is being met. 
 

f) Provide a masonry wall at the rear of the units which share a property line with the pet 
hospital property.  
 

g) Identify location of pavement markings and any signage location required in response to 
Mitigation Measure 6 of the Mitigated Negative Declaration.   (Planning)  
 

8) Parking stall dimensions shall meet or exceed the minimum dimensions contained in the Citrus 
Heights Zoning Code. All parking stalls shall be double striped as required by the Zoning Code.  

 
a) All parking areas shall meet the minimum shade requirements of the Zoning Code.  
 
b) The site plan shall be revised to provide 2 parking spaces for each unit, including the 

managers unit.  
 

c) Parking spaces in the garage must be a minimum of 9’ x 19’. 
 

d) The maximum amount of compact spaces in the parking lot is 25%. Compact spaces 
should be dispersed throughout the parking lot. (Planning) 

 
9) The applicant shall submit a final Landscape and Irrigation Plan that: 
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a) Demonstrates all landscaping complies with the requirements of the Zoning Code including 
water efficient landscape requirements, shading requirements, and landscape area 
requirements. (Planning)  
 

10) Submit and receive approval of revised architectural elevations that address the following:  
 

a) The maximum height at any point of a building is 30’. The architecture shall maintain 
varying heights for each building, as shown on Exhibit D, but must be revised so that no 
part exceeds 30’.  

 
b) Provide elevations for the clubhouse that are similar in detail, colors and material to the 

overall project.  
 

c) Provide the decorative stone treatment along the entire front of each building, not just 
trimming the garage doors. The stone shall also be applied to the side elevation of each 
building.  
 

d) Provide architecturally enhanced garage doors for each garage.  
 

e) Proposed awnings shall be analyzed during the building permit review to ensure they 
comply with the Uniform Building Code. To the extent possible, awning design shall 
endeavor to limit views from second stories.  (Planning)  

 
11) A solid 8’ high masonry fence is required along the southern and eastern property boundaries 

adjoining the residential uses and along the northern boundary directly north of Building F. 
Submit and receive approval of the design of all fencing and walls prior to the issuance of any 
building permits.  (Planning)  

 
12) Submit and receive approval of a photometric plan. All on-site external lighting shall be 

designed to have no off-site glare. All light fixtures shall have full cut-off lenses and be 
nighttime sky friendly. Floodlights are not permitted. Lighting cut-sheets may be required prior 
to issuance of Building Permit. (Planning) 

 
13) Submit written documentation identifying compliance with the Greenhouse Gas Reduction Plan 

as outlined in Attachment 10.  
 
14) Project shall be made accessible per A.D.A. and California Non-Residential Disabled Access 

Regulations Title 24 part 2. This includes parking areas, sidewalks, and curb cuts.  The 
applicant shall provide accessible pedestrian paths in accordance with the Uniform Building 
Code (UBC) to the building. An “exterior routes of travel” site accessibility plan incorporating 
slope, cross-slope, width, pedestrian ramps, curb ramps, handrails, signages, detectable 
warnings or speed limit signs or equivalent means shall comprise part of the site improvement 
plans submitted to the City for review, prior to the issuance of any building permits. The site 
accessibility plan shall also include:  

 
a) Handicapped parking stalls shall be located closest to accessible entrances (i.e. main 

entry). The total number of accessible spaces shall be determined by the UBC. 
 

b) Handicapped spaces and crosswalks shall be signed, marked, and maintained as required 
by Title 24 amendments of the UBC.    (Building) 
 

15) Applicant shall pay all the appropriate development fees. (Engineering) 
 
16) Submit and receive approval of Construction Traffic Management Plan.  (Engineering)  
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17) Submit and receive approval of a Lot Line Adjustment reflecting property boundaries as 

depicted on Exhibit B. The Lot Line Adjustment shall be recorded prior to issuance of any 
building permits. (Engineering) 

 
18) Provide a copy of the Notice of Intent and SWPPP to the City Engineer prior to any grading on 

site. (Engineering) 
 

19) The location and design of all pervious paving shall be approved by the Engineering Division 
and Sacramento Metropolitan Fire District.  (Engineering) 

 
20) The proposed parking area must meet the pre and post Best Management Practices (BMPs) 

for stormwater mitigation. Stormwater must be filtered prior to exiting the site. (Engineering) 
 

21) The on-site storm system shall be designed to accommodate the pre-existing off-site 
watershed to the east of the site.  (Engineering) 

 
22) Comply with any federal or state requirements for piping the existing on-site ditch. 

(Engineering) 
 

23) Provide a manhole where the proposed 18” drain pipe connects to the existing 18” drain pipe 
on the west property line. (Engineering) 

 
24) Provide a drainage study to calculate on and off-site runoff, pipe sizing, and capacity of the 

existing pipes that this development connects to. (Engineering) 
 

25) Submit and receive approval of improvements plans from the Fire District. Minimum 
requirements include the following:  

 
a) The fire access roadway shall be not less than 20’ unobstructed width, 13’6” of vertical 

clearance, and turning radii of 25’ inside and 50’ outside. The access roadway shall extend 
to within 150’ of all portions of the exterior walls of the first story of any proposed building. 

 
b) Dead-end fire access roads greater than 150’ long shall have an approved turn around.  

 
c) Show how fire lanes will be marked.  

 
d) Roadways shall bear a minimum of 80,000 pounds. 

 
e) Show the location of fire hydrants. 

 
f) All gates must be approved. The exit only gate shall be capable of providing emergency 

access from both directions of travel.  (Sacramento Metropolitan Fire District) 
 

During Construction and Prior to Issuance of Occupancy Permits 
 
26) Prior to installation of landscaping, the project Landscape Architect shall submit documentation 

to the City that demonstrates:  
 

a) Soil has been tested and prepared as necessary based on the soils analysis.  
 
b) The irrigation has been installed compliant with the Zoning Code and approved landscape 

plan.  
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c) Tree planting sites comply with the minimum soil volume as identified in the Zoning Code 
and landscape plan.   (Planning)  
 

27) Following completion of landscape installation and prior to issuance of occupancy permits for 
any buildings, the Landscape Architect shall:  

 
a) Certify in writing that the landscaping has been installed in compliance with the Zoning 

Code and approved landscape plan.  
 
b) Demonstrate and certify in writing that the irrigation has been installed and is in compliance 

with the Zoning Code and landscape irrigation plans. The City may require an irrigation 
audit performed by a certified irrigation auditor.   (Planning)  
 

28) The existing 10’ wide drainage easement must be abandoned. A new 15’ wide drainage 
easement will be required for the new pipe. (Engineering) 

  
29) The location of any future monument sign shall be located outside of the visibility restriction 

area along Old Auburn Road. (Engineering)  
 
30) The developer (or designated consultant) shall certify that the building pad foundation locations 

have been placed according to all approved setback requirements shown on the approved site 
plan. The developer (or designated consultant) shall also certify that the elevation of the 
building pad is as shown on the approved grading and improvement plans. The developer shall 
provide a written statement concerning building foundation location and placement prior to the 
foundation inspection for each building.   (Building) 

 
31) The developer (or designated consultant) shall certify that the elevation of the finished grade of 

the each building and sidewalks are per approved plans and meet UBC accessibility 
requirements.    (Building) 

 
32) The project shall comply with the requirements of the Sacramento Metropolitan Fire District.  

(Fire) 
 

33) Address numbers shall be placed on all new buildings in such a position to be easily read. The 
minimum size of the numbers shall not be less than 10 inches. (Fire)  

 
34) The project shall comply with all requirements of the Sacramento Area Sewer District (SASD), 

including the following: 
 

a) Connection or reconnection to the SASD system shall be required to the satisfaction of 
SASD. District design standards shall apply. Construction of both off-site and on-site SASD 
sewer infrastructure may be required. 

 
b) Each parcel with a sewer source shall have a separate connection to the SASD system. 

 
c) Payment of sewer impact fees will be required.    (SASD) 

 
35) The applicant shall comply with all requirements of the Citrus Heights Water District (CHWD), 

including the following: 
 

a) Submit and receive approval of improvement plans from the CHWD. It is anticipated 
that a public water main loop will be required. The loop would connect to the existing 
main in Old Auburn Road, travel south through the project, then west to a connection in 
Sylvan Road.  
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b) A water main easement or a public utility easement may be required for District water 

facilities that are located outside the public road right of way. 
 

c) The existing 1” water meter that currently serves this property will need to be 
abandoned as it is located on the adjacent property.  

 
d) Water services and reduced backflow prevention assemblies will be required for the 

pool area, clubhouse, and irrigation areas. 
 

e) Pay all appropriate fees and charges. (CHWD)  
 

36) The applicant shall comply with all requirements of the Sacramento Municipal Utility District  
(SMUD) 

 
37) Existing overhead 12kV infrastructure along the eastern boundary will need to remain. (SMUD) 

 
38) All paved surfaces shall be accessible to a 26,000 pound SMUD service vehicle in all weather. 

(SMUD) 
 

39) Easements may be required. (SMUD) 
 
40) Structural setbacks of less than 14’ may create clearance issues; coordinate with SMUD. 

(SMUD) 
 

41) Building foundations shall have a minimum clearance of 5’ to a SMUD trench placed within the 
PUE. (SMUD) 
 

Other Conditions of Approval 
 
42) Display transit information in prominent location(s) in the clubhouse/office area for both 

employees and residents. (Regional Transit) 
 
43) Following the installation of the landscaping, all landscape material shall be maintained in a 

healthy and weed free condition; dead plant material shall be replaced immediately. All trees 
shall be maintained and pruned in accordance with the accepted practices of the International 
Society of Arboriculture. Any pollarding or significant tree trimming performed on existing or 
proposed trees is subject to Planning Division approval prior to commencing trimming. 
(Planning) 
 

44) This Design Review Permit approval does not include any signs.   (Planning) 
 
45) Minor modifications to the design of the project, including site layout, colors and materials, may 

be approved by the Planning Division provided such changes are consistent with the overall 
design as approved herein. Major modifications will require Planning Commission approval. 
(Planning)  

 
46) The applicant/owner and/or successor in interest agrees to indemnify, defend, and hold 

harmless the City, its officials, officers, employees, agents and consultants from any and all 
administrative, legal or equitable actions or other proceedings instituted by any person not a 
party to this permit challenging the validity of the Project Approval or any Subsequent Project 
Approval, or otherwise arising out of or stemming from these Approvals.  The applicant/owner 
and/or successor in interest may select its own legal counsel to represent their interest at their 
sole cost and expense.  The parties shall cooperate in defending such action or 
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proceeding.  The applicant/owner and/or successor in interest shall pay for City's costs of 
defense, whether directly or by timely reimbursement on a monthly basis.  Such costs shall 
include, but not be limited to, all court costs and attorneys' fees expended by City in defense of 
any such action or other proceeding, plus staff and City Attorney time spent in regard to 
defense of the action or proceeding.  The parties shall use best efforts to select mutually 
agreeable defense counsel but, if the parties cannot reach agreement, City may select its own 
legal counsel and the applicant and/or successor in interest agrees to pay directly or timely 
reimburse on a monthly basis City for all such court costs, attorney fees, and time referenced 
herein. (City Attorney) 

 
 

CONDITIONS OF APPROVAL FOR THE TREE PERMIT  

 
1) Minor modifications to the Tree Permit, including additional trees and/or encroachments, may be 

approved by the Planning Division provided such changes are consistent with the guidelines for 
tree preservation.   (Planning) 

 
2) The conditions of approval shall be distributed to all contractors and subcontractors who have 

access to the site.  It is the responsibility of the developer and contractor to inform all 
subcontractors of the tree preservation and relocation requirements.  (Planning) 
 

PRIOR TO ISSUANCE OF A BUILDING PERMIT OR DEMOLITION PERMIT 
 
3) The applicant shall submit an updated arborist report and tree impact assessment report for the 3 

oak trees in the southeast corner of the property (Tree #s 17, 18 & 19). The arborist report shall 
also address any tree that is located off-site but whose protected zone extends into the project 
site. The tree impact assessment report shall include all preservation measures that the applicant 
shall undertake during construction to ensure the long-term health and safety of all trees that will 
remain. This tree impact assessment report shall take into account all on-site activities, including 
demolition, grading, wall construction and trenching for utilities.   (Planning) 
 

4) The applicant shall install a minimum of a six-foot high chain link fence (or acceptable alternative) 
at the outermost edge of the tree protection zone for each tree or group of trees that will remain.  
Signs must be installed by the applicant on the temporary fence at least two (2) equidistant 
locations to be clearly visible from the lot.  The size of each sign shall be a minimum of two feet 
(2’) by two feet (2’) and must contain the following language: 

 
“WARNING 

THIS FENCE SHALL NOT BE REMOVED OR 
RELOCATED WITHOUT WRITTEN AUTHORIZATION 

FROM THE PLANNING DIVISION”      (Planning) 
 

5) The applicant shall contact the Planning Division and certified project arborist to inspect and 
approve the temporary fencing and signs around the protected zone before beginning any 
construction.  (Planning) 
 

6) Any watering or deep root fertilization which the arborist deems necessary to protect the health of 
the tree due to the construction impacts shall be completed by the applicant.  (Planning) 

 
DURING CONSTRUCTION AND PRIOR TO ISSUANCE OF AN OCCUPANCY PERMIT 

 
7) The following information must be located on-site during construction activities: 

 
a) Arborist’s reports  
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b) Approved site plan including fencing plan and clearing denoting trees planned for removal, 

relocation or retention.  
 

c) Conditions of approval for the Tree Permit  (Planning) 
 

8) A certified arborist shall monitor any excavation within the dripline of any tree designated to 
remain, including off-site trees if their protected zone extends into the project site.  (Planning) 
 

9) All finished grading shall ensure that no water will collect within the dripline of any native oak trees.  
(Planning) 

 
10) Submit and receive approval of a Landscape and Irrigation Plan for any landscaping within the 

dripline of any protected trees. Only low-water usage plantings may be planted under the dripline 
of oak trees.   (Planning) 
 

11) If any native ground surface fabric within the dripline must be removed for any reason, it shall be 
replaced within forty-eight (48) hours.  (Planning) 
 

12) Storage of materials, equipment and vehicles is not permitted within the dripline of any tree.  
Vehicles and other heavy equipment shall not be operated within the dripline of any tree.  
(Planning) 
 

13) The certified arborist shall immediately treat any severed or damaged roots  (NOTE: Without 
exception, all digging shall be done using hand tools, no machine trenching shall be allowed in the 
dripline of any tree).  Minor roots less than one (1) inch in diameter may be cut, but damaged roots 
shall be traced back and cleanly cut behind any split, cracked or damaged area.  Major roots over 
one (1) inch in diameter may not be cut without approval of an arborist and any arborist 
recommendations shall be implemented.  (Planning) 
 

14) The temporary fencing shall remain in place throughout the entire construction period and shall 
not be removed without obtaining written authorization from the Planning Division.  In no event 
shall the fencing be removed before the written authorization is received from the Planning 
Division.  (Planning) 

 
15) At least five (5) days before the applicant seeks their Building Permit Final, a Certification Letter 

from a certified arborist shall be submitted to and approved by the Planning Division.  The 
certification letter shall attest to all of the work (regulated activity) which was conducted in the 
dripline of all trees, and outline whether any continuing measures are needed for tree health.  
(Planning) 

 
16) The applicant/owner and/or successor in interest agrees to indemnify, defend, and hold 

harmless the City, its officials, officers, employees, agents and consultants from any and all 
administrative, legal or equitable actions or other proceedings instituted by any person not a 
party to this permit challenging the validity of the Project Approval or any Subsequent Project 
Approval, or otherwise arising out of or stemming from these Approvals.  The applicant/owner  
and/or successor in interest may select its own legal counsel to represent their interest at their 
sole cost and expense.  The parties shall cooperate in defending such action or 
proceeding.  The applicant and/or successor in interest shall pay for City's costs of defense, 
whether directly or by timely reimbursement on a monthly basis.  Such costs shall include, but 
not be limited to, all court costs and attorneys' fees expended by City in defense of any such 
action or other proceeding, plus staff and City Attorney time spent in regard to defense of the 
action or proceeding.  The parties shall use best efforts to select mutually agreeable defense 
counsel but, if the parties cannot reach agreement, City may select its own legal counsel and 
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the applicant and/or successor in interest agrees to pay directly or timely reimburse on a 
monthly basis City for all such court costs, attorney fees, and time referenced herein.  (City 
Attorney) 

 
 
 

 
 

 
Attachments: 
 
1. Vicinity Map 
2. Letter from Bearpaw stamped December 1, 2017 
3. Zoning Code excerpt re: mixed use projects 
4. Letter from Sacramento Air Quality Management District dated February 9, 2015 (w/o  

attachments)  
5. Acoustical Analysis (w/o appendices. Appendices available on City website) 
6. Traffic Impact Study (w/o appendices. Appendices available on City website) 
7. Supplemental Traffic Access Analysis (Att. C to this analysis available on City website) 
8. Arborist Report 
9. Supplemental Arborist Report 
10. Greenhouse Gas Reduction Plan Checklist 
11. Comment letter from SOAR dated August 23, 2016 
12. Comment letter from Lynn Avery dated August 21, 2016 
13. Reduced copies of plans 

 Site Plan  
 Landscape Plan   
 Architectural Elevations 
 Civil Plans 

14. Typical two bedroom layout 
15. Aerial photo with site plan overlay  

 
 
 
Exhibits: 
 
A. Resolution Adopting the Mitigated Negative Declaration  

*A-1: Mitigated Negative Declaration / Initial Study 
*A-2: Mitigation Monitoring Plan 

B. Site Plan 
*Sheet A-1.0 

C. Landscape Plan 
D. Architectural elevations (11x17)  (Sample board of colors and materials available at meeting) 
E. Civil Plans  

*Civil site plan 
*Preliminary Grading and Drainage  
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EXECUTIVE SUMMARY 

This report presents an assessment of potential construction and operational noise impacts 
associated with the proposed Bear Paw Village Apartments project (project).  

The project consists of 2.9 acres and is located in the City of Citrus Heights (City) in Sacramento 
County. The proposed project consists of the construction of 40 multi-family residential units.  

Exterior noise levels from traffic and automobile repair shop noise would not exceed the 
65 Community Noise Equivalent Level (CNEL) significance threshold at the project’s exterior 
use areas and impacts would be less than significant. Noise levels at the project buildings’ 
façades would not exceed 60 CNEL; as traditional materials would be expected to attenuate 
noise by 15 CNEL, interior noise levels would not exceed the 45 CNEL significance threshold 
and impacts would be less than significant.  

Vibration impacts from the potential use of a vibratory roller during construction would not 
cause significant impacts to off-site vibration sensitive land uses.  

Noise from the project’s heating, ventilation, and air conditioning (HVAC) units would not 
exceed allowable City limits for operational sources.  

Traffic noise generated by the project would not cause significant impacts to off-site 
noise-sensitive land uses. 

Construction of the project, including grading, would not cause significant noise impacts to 
surrounding noise-sensitive land uses. 

The project would not be located within the 60 CNEL noise contours for any airport, and impacts 
from airport noise would be less than significant. 
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1.0 INTRODUCTION 

1.1 PROJECT LOCATION 

The Bear Paw Village Apartments Project (project) is located in the City of Citrus Heights (City) 
in northern Sacramento County (see Figure 1, Regional Location, and Figure 2, Project Vicinity). 
The project is located on a 2.9-acre site to the east of the intersection of Old Auburn Road and 
Sylvan Road at 7534 Old Auburn Road. The project site is zoned Specific Plan Area (SPA) and 
its land use designation is General Commercial. The project is located approximately 1.4 miles 
southeast of Interstate 80 (I-80). Access to the project site would be provided from one private 
driveway off Old Auburn Road and through a commercial parking lot off Sylvan Road.  

1.2 PROJECT DESCRIPTION 

The proposed project consists of the construction of 40 townhome-style multi-family residential 
units and associated features, including a gazebo and swimming pool (see Figures 3, Site Plan). 
The project would have 35 two-bedroom townhomes and 5 three-bedroom townhomes. A 6-foot 
concrete block wall would be installed along the western perimeter between the project site and 
the adjacent commercial area. An existing commercial building on the northern end of the 
project site would remain. 
 
 

2.0 ENVIRONMENTAL SETTING 

2.1 NOISE AND SOUND LEVEL DESCRIPTORS AND TERMINOLOGY  

All noise level or sound level values presented herein are expressed in terms of decibels (dB), 
with A-weighting (dBA) to approximate the hearing sensitivity of humans. Time-averaged noise 
levels are expressed by the symbol LEQ, with a specified duration. The Community Noise 
Equivalent Level (CNEL) is a 24-hour average, where noise levels during the evening hours of 
7:00 p.m. to 10:00 p.m. have an added 5 dB weighting, and sound levels during the nighttime 
hours of 10:00 p.m. to 7:00 a.m. have an added 10 dB weighting. This is similar to the 
Day-Night sound level (LDN), which is a 24-hour average with an added 10 dB weighting on the 
same nighttime hours but no added weighting on the evening hours. Sound levels expressed in 
CNEL are always based on dBA. These metrics are used to express noise levels for both 
measurement and municipal regulations, as well as for land use guidelines and enforcement of 
noise ordinances.  

Sound can be described as the mechanical energy of a vibrating object transmitted by pressure 
waves through a liquid or gaseous medium (e.g., air) to a hearing organ, such as a human ear. 
Noise is defined as loud, unexpected, or annoying sound. 

In the science of acoustics, the fundamental model consists of a sound (or noise) source, a 
receiver, and the propagation path between the two. The loudness of the noise source and 
obstructions or atmospheric factors affecting the propagation path to the receiver contribute to 
the sound level and characteristics of the noise perceived by the receiver. The field of acoustics 
deals primarily with the propagation and control of sound. 
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Continuous sound can be described by frequency (pitch) and amplitude (loudness). A 
low-frequency sound is perceived as low in pitch. Frequency is expressed in terms of cycles per 
second, or Hertz (Hz) (e.g., a frequency of 250 cycles per second is referred to as 250 Hz). High 
frequencies are sometimes more conveniently expressed in kilohertz (kHz), or thousands of 
Hertz. The audible frequency range for humans is generally between 20 Hz and 20,000 Hz. 

The amplitude of pressure waves generated by a sound source determines the loudness of that 
source. A logarithmic scale is used to describe sound pressure level (SPL) in terms of dB units. 
The threshold of hearing for the human ear is about 0 dB, which corresponds to 20 micro-Pascals 
(mPa).  

Because decibels are logarithmic units, SPL cannot be added or subtracted through ordinary 
arithmetic. Under the decibel scale, a doubling of sound energy corresponds to a 3-dB increase. 
In other words, when two identical sources are each producing sound of the same loudness, the 
resulting sound level at a given distance would be 3 dB higher than one source under the 
same conditions.  

2.2 NOISE AND VIBRATION SENSITIVE LAND USES 

Noise-sensitive land uses (NSLUs) are land uses that may be subject to stress and/or interference 
from excessive noise, such as residential dwellings, transient lodging, hospitals, educational 
facilities, libraries, and sensitive habitat. Industrial and commercial land uses are generally not 
considered sensitive to noise. NSLUs in the project area include single- and multi-residences, 
Sylvan Middle School, and Citrus Heights Pre-school. 

Land uses in which ground-borne vibration could potentially interfere with operations or 
equipment, such as research, manufacturing, hospitals, and university research operations 
(Federal Transit Administration [FTA] 2006) are considered “vibration-sensitive.” The degree of 
sensitivity depends on the specific equipment that would be affected by the ground-borne 
vibration. In addition, excessive levels of ground-borne vibration of either a regular or an 
intermittent nature can result in annoyance to residential uses. Vibration-sensitive land uses in 
the project area include single-family residences and the two schools listed above.  

2.3 REGULATORY FRAMEWORK 

City of Citrus Heights General Plan Community Health Element 

A goal of the Community Health Element of the City General Plan (City 2011) is to minimize 
the impact of noise on the community by identifying existing and potential noise sources and 
providing the policies and standards needed to keep noise from reducing the quality of life in the 
City. The Community Health Element establishes guidelines to evaluate the compatibility of land 
uses and noise exposure levels. Table 1, City of Citrus Heights Exterior Land Use Noise 
Compatibility Guidelines, summarizes the City’s exterior land use/noise compatibility guidelines 
presented in Table 9 of the Community Health Element. A land use located in an area identified 
as “normally acceptable” indicates that standard construction methods would attenuate exterior 
noise to an acceptable indoor noise level and that people can conduct outdoor activities with 
minimal noise interference. For land uses where the exterior noise level falls within the 
“conditionally unacceptable” range, new construction or development should generally be 
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discouraged. If new construction or development does proceed, a detailed analysis of noise 
reduction requirements must be made with noise insulation features included in the design. For 
land uses where the exterior noise levels fall within the “clearly unacceptable” range, new 
construction generally should not be undertaken.  
 
 

Table 1 
CITY OF CITRUS HEIGHTS EXTERIOR LAND USE 

NOISE COMPATIBILITY GUIDELINES  
 

Land Use Category 
Community Noise Exposure (CNEL)  

Normally 
Acceptable1 

Conditionally 
Acceptable2 

Normally 
Acceptable3 

Clearly 
Unacceptable4 

Residential: Low-density Single Family, 
Duplex, Mobile Homes 

60 65 75 85 

Residential: Multi-family 65 70 75 85 
Residential: Multi-family Located in 
Commercial Zone District5 

65 70 -- -- 

Transient Lodging: Motels, Hotels 65 70 80 85 
Schools, Libraries, Churches, Hospitals, 
Nursing Homes 

70 70 80 85 

Auditoriums, Concert Halls, 
Amphitheaters 

-- 70 -- 85 

Sports Arena, Outdoor Spectator Sports -- 75 -- 85 
Playgrounds, Neighborhood Parks 70 -- 75 85 
Golf Courses, Riding Stable, Water 
Recreation, Cemeteries 

75 -- 80 85 

Office Buildings, Business Commercial 
and Professional 

70 75 85 -- 

Industrial, Manufacturing, Utilities, 
Agriculture 

75 80 85 -- 

Source: City 2011 
1 Specified land use is satisfactory, based upon the assumption that any buildings involved are of normal conventional construction, 

without any special noise insulation requirements.  
2 New construction or development should be undertaken only after a detailed analysis of the noise reduction requirement is made 

and needed noise insulation features included in the design. Conventional construction, but with closed windows and fresh air 
supply systems or air conditioning will usually suffice. 

3 New construction or development should generally be discouraged. If new construction or development does proceed, a detailed 
analysis of the noise reduction requirements must be made with noise insulation features included in the design. 

4 New construction or development should generally not be undertaken.  
5 For residential multi-family uses located in Commercial zone districts, exterior space standards apply only to common outdoor 

recreational areas.  

 
 
Citrus Heights Municipal Code  

Citrus Heights Municipal Code Chapter 34, Article III, Noise Control, establishes prohibitions 
for the purpose of securing and promoting the public health, safety, welfare, peace, and quiet for 
its citizens (City 2015). Applicable sections of the Municipal Code to this noise analysis are 
listed below.  

Agenda Packet Page 78



 

 
Acoustical Analysis Report for the Bear Paw Village Apartments Project / BEQ-01 / November 2015 4 

Section 34-86 - Exterior Noise Standards  

From Section 34-86 of the Municipal Code, Table 2, Citrus Heights Municipal Code – Exterior 
Noise Limits, shows the allowable noise levels at any point on or beyond the boundaries of the 
property on which the sound is produced, and corresponding times of day for each zoning 
designation. 
 
 

Table 2 
CITRUS HEIGHTS MUNICIPAL CODE –  

EXTERIOR NOISE LIMITS  

Zone1 Time 
Noise Level 

(dBA) 
RD-1, RD-2, RD-3, RD-4, RD-5, 
RD-7, RD-10, R15, RD-20, R-25, 
RD-30, MH 

7:00 a.m. to 10:00 p.m. 55 

10:00 p.m. to 7:00 a.m. 50 

Source: Citrus Heights Municipal Code Section 34-86, Exterior Noise Standards  
1 RD-1 through RD-7 are single-family residential zones; RD-10 through RD-20 can be either single- or 

multi-family residential; RD-25 and RD-30 are multi-family residential zones; and MH is zoning for 
mobile homes. 

 
 
According to the Municipal Code, it is unlawful or any person at any location within the city to 
create any noise which causes the noise levels on an affected property, when measured in the 
designated noise area, to exceed, for the duration of time set forth following, the specified 
exterior noise standards in any one hour as listed in Table 3, Citrus Heights Municipal Code – 
Allowable Noise Increases.  
 
 

Table 3 
CITRUS HEIGHTS MUNICIPAL CODE –  

ALLOWABLE NOISE INCREASES  

Cumulative Duration of the Intrusive Sound Allowable Decibels 
Cumulative period of 30 minutes per hour 0 
Cumulative period of 15 minutes per hour +5 
Cumulative period of 5 minutes per hour +10 
Cumulative period of 1 minute per hour +15 
Level not to be exceeded for any time per hour +20 
Source: Citrus Heights Municipal Code Section 34-86, Exterior Noise Standards 

 
 
In addition, if the ambient noise level exceeds that permitted by any of the first four noise limit 
categories listed in Table 3, the allowable noise limit shall be increased in 5 dBA increments in 
each category to encompass the ambient noise level. If the ambient noise level exceeds the fifth 
noise level category, the maximum ambient noise level shall be the noise limit for that category. 
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Section 34-87 (Interior Noise Standards)  

Section 34-87 of the Municipal Code, Interior Noise Standards, includes the following 
regulations: 

a) In any apartment, condominium, townhouse, duplex or multiple-dwelling unit, it is 
unlawful for any person to create any noise from inside his or her unit that causes the 
noise level, when measured in a neighboring unit during the periods 10:00 p.m. to 
7:00 a.m., to exceed the following: 

a. 45 dBA for a cumulative period of more than five minutes in any hour. 

b. 50 dBA for a cumulative period of more than one minute in any hour. 

c. 55 dBA for any period of time. 

b) If the ambient noise level exceeds that permitted by any of the noise level categories 
specified in subsection (a) of this section, the allowable noise limit shall be increased in 
5 dBA increments in each category to encompass the ambient noise level 

Section 34-88 (Exemptions)  

Section 34-88 of the Municipal Code provides exemptions from the above standards for outdoor 
school events; outdoor gatherings conducted pursuant to a City permit; activities in parks, 
playgrounds and school grounds; machinery used in connection with emergency activities; 
daytime construction noise; daytime agricultural noise; agricultural noise to salvage crops or 
perform pest control; daytime residential property maintenance; and airport operations and 
maintenance.  

Specifically, the following exemption is provided for daytime construction noise:  

Noise sources associated with construction, repair, remodeling, demolition, 
paving or grading of any real property, provided the activities do not take place 
between the hours of 8:00 p.m. and 6:00 a.m. on weekdays and Friday 
commencing at 8:00 p.m. through and including 7:00 a.m. on Saturday, Saturdays 
commencing at 8:00 p.m. through and including 7:00 a.m. on the next following 
Sunday, and on each Sunday after the hour of 8:00 p.m. However, when an 
unforeseen or unavoidable condition occurs during a construction project and the 
nature of the project necessitates that work in process be continued until a specific 
phase is completed, the contractor or owner shall be allowed to continue work 
after 8:00 p.m. and to operate machinery and equipment necessary until 
completion of the specific work in progress can be brought to conclusion under 
conditions which will not jeopardize inspection acceptance or create undue 
financial hardships for the contractor or owner. 
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2.4 EXISTING CONDITIONS 

2.4.1 Surrounding Land Uses 

The area surrounding the project site consists primarily of single-family residential land uses, 
and commercial land uses. Single-family residences are located to the south and east of the 
project. A commercial area is located to the west with restaurants and an automobile repair shop 
(Vice’s Collision Repair). Adjacent to the north is a pet hospital. Further north across Old 
Auburn Road is Citrus Heights Preschool and additional commercial uses.  

2.4.2 Existing Noise Conditions 

2.4.2.1 General Site Survey 

Three noise measurements were conducted during a site visit on May 8, 2015. One measurement 
was a 15-minute traffic noise measurement adjacent to Old Auburn Road along the northern 
extent of the project site. During the noise measurement, start and end times were recorded and 
vehicle counts were made for cars, medium trucks (double-tires/two axles), and heavy trucks 
(three or more axles) for the corresponding road segments. The measurement time was 
sufficiently long for a representative traffic volume to occur and the noise level (LEQ) to stabilize. 
The vehicle counts were then converted to one-hour equivalent volumes by applying an 
appropriate factor. Two ambient noise measurements were conducted: a measurement in the 
approximate center of the project site, and a measurement on the western end of the property 
adjacent to the automobile repair shop. See Figure 4, Site Measurement and Modeled Receiver 
Locations, for measurement locations and Appendix A, On-site Noise Measurement Sheets, for 
survey notes. 

The measured noise levels and related weather conditions are shown in Table 4, Noise 
Measurements Results. Traffic counts for the timed measurement and the one-hour equivalent 
volumes are shown in Table 5, Measured Traffic Volumes and Vehicular Distribution.  
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Table 4 
NOISE MEASUREMENT RESULTS 

 

Measurement Location Conditions Time 
dBA 
LEQ 

Notes 

M1 (Traffic) 
30 feet south of 
edge of Old 
Auburn Road 

74°F, 4 miles per 
hour (mph) wind, 
39 percent humidity 

2:45-3:00 
p.m. 

67.1 N/A 

M2 (Ambient) 
Approximate 
center of 
project site 

74°F, 1.6 mph 
wind, 39 percent 
humidity 

2:20-2:30 
p.m. 

51.6 

Noise from 
adjacent 
industrial facility 
was audible 

M3 (Ambient) 

Western end of 
project site, 
adjacent to 
automobile 
repair shop  

74°F, 2 mph wind, 
39 percent humidity 

3:00-3:05 
p.m. 

59.3 

Measurement 
taken with meter 
facing open 
garage door of 
auto shop  

Note: See Figure 4 for measurement locations. 

 
 

Table 5 
MEASURED TRAFFIC VOLUMES AND VEHICULAR DISTRIBUTION  

 
Roadway Traffic Autos MT1 HT2 

Old Auburn Road 

15-minute 
count 

387 8 0 

One-hour 
Equivalent 

1,548 32 0 

Percent 98% 2% 0% 
1 Medium Trucks (double tires/two axles) 
2 Heavy Trucks (three or more axles) 

 
 

3.0 METHODOLOGY AND SIGNIFICANCE CRITERIA 

3.1 METHODOLOGY AND EQUIPMENT 

The following equipment was used to measure existing noise levels at the project site: 

 Larson Davis System LxT Integrating Sound Level Meters 
 Larson Davis Model CAL150 Calibrator 
 Windscreen and tripod for the sound level meter 
 Digital camera 

The sound level meter was field-calibrated immediately prior to the noise measurements to 
ensure accuracy. All measurements were made with a meter that conforms to the American 
National Standards Institute (ANSI) specifications for sound level meters (ANSI SI.4-1983 
R2001). All instruments were maintained with National Bureau of Standards traceable 
calibration per the manufacturers’ standards. 
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Modeling of the exterior noise environment for this report was accomplished using two computer 
noise models: Computer Aided Noise Abatement (CadnaA) version 4.5 and Traffic Noise Model 
(TNM) version 2.5. CadnaA is a model-based computer program developed by DataKustik for 
predicting noise impacts in a wide variety of conditions. CadnaA assists in the calculation, 
presentation, assessment, and mitigation of noise exposure. It allows for the input of 
project-related information, such as noise source data, barriers, structures, and topography to 
create a detailed CadnaA model, and uses the most up-to-date calculation standards to predict 
outdoor noise impacts. CadnaA traffic noise prediction is based on the data and methodology 
used in the TNM. TNM was released in February 2004 by the U.S. Department of Transportation 
(USDOT), and calculates the daytime average hourly LEQ from three-dimensional model inputs 
and traffic data (California Department of Transportation [Caltrans] 2004). TNM was developed 
from Computer Aided Design (CAD) plans provided by the project applicant. Input variables 
included road alignment, elevation, lane configuration, area topography, existing and planned 
noise control features, projected traffic volumes, estimated truck composition percentages, and 
vehicle speeds.  

The one-hour LEQ noise level is calculated utilizing peak-hour traffic; peak-hour traffic volumes 
can be estimated based on the assumption that 10 percent of the average daily traffic would occur 
during a peak hour. The model-calculated one-hour LEQ noise output is the equivalent to the 
CNEL (Caltrans 2009).  

Project construction noise was analyzed using the Roadway Construction Noise Model (RCNM; 
USDOT 2008), which utilizes estimates of sound levels from standard construction equipment. 

3.2 ASSUMPTIONS 

3.2.1 Construction 

Construction would require heavy equipment during mass grading, utility installations, building 
construction and paving. Construction equipment used on site would include but not be limited 
to: dozers, excavators, loaders, dump trucks, scrapers, compacters, forklifts, cranes, vibratory 
rollers, and air compressors.  

The most likely source of vibration during the project construction would be a vibratory roller, 
which may be used to achieve soil compaction as part of the foundation construction.  

3.2.2 Operation 

The known or anticipated project site operational noise sources include residential heating, 
ventilation, and air conditioning (HVAC) units and vehicular traffic. 

3.2.2.1 Residential Air Conditioners 

Specific planning data for the future HVAC units is not available at this stage of project design; 
however, analysis using a typical to larger-sized residential condenser mounted on ground level 
pads provides a reasonable basis for analysis. The unit used in this analysis is a Carrier 
38HDR060 split system condenser (see Appendix B, Carrier 38HDR060 Split System 
Condenser). The manufacturer’s noise data is provided below in Table 6, Carrier 38HDR060 
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Condenser Noise. It was assumed that the project includes the installation of HVAC condenser 
units on the roof of each building. 
 
 

Table 6 
CARRIER 38HDR060 CONDENSER NOISE 

 
Noise Levels in Decibels1 (dB) Measured at Octave Frequencies Overall Noise Level in  

A-weighted Scale (dBA)1 125 Hz 250 Hz 500 Hz 1 KHz 2 KHz 4 KHz 8 KHz 
63.0 61.5 64.0 66.5 66.0 64.5 55.5 72.0 

1 Sound Power Levels (SWL) 
 
 
3.2.2.2 Vehicular Traffic 

The Transportation Impact Study (TIS) for the project (Kimley-Horn and Associates, Inc. 2015) 
provides the a.m. and p.m. peak hour Existing and Existing + Project traffic volumes for the 
street segments surrounding the proposed project site. Anticipated future traffic noise levels are 
based on these forecasted traffic volumes. Traffic volumes can be seen in Table 7, Existing and 
Existing + Project Traffic Volumes.  
 
 

Table 7 
EXISTING AND EXISTING + PROJECT TRAFFIC VOLUMES 

 

Roadway Segment 
Highest Peak Hour ADT1 

Existing Existing + Project 
Old Auburn Road  
Mariposa Avenue to Auburn Boulevard 1783 1799 
Auburn Boulevard 
Carriage Drive to Sylvan Road 2293 2305 
Sylvan Road to Maple Avenue 2027 2031 
Sylvan Road 
Auburn Boulevard to Almondwood Avenue 2332 2335 
Source: Kimley-Horn and Associates, Inc. 2015 
ADT=average daily trips 
1 The TIS gave ADT values in a.m. and p.m. peak hour; the higher of the two values is listed. 

 
 
The posted speed limit on Old Auburn Road is 35 miles per hour (mph) and the speed limit on 
Auburn Road and Sylvan Road is 40 mph. Based upon site visit observations, the percentage 
breakdown of vehicles was 98 percent autos, 2 percent medium trucks, and 0 percent heavy 
trucks. A more conservative breakdown of 97 percent autos, 2 percent medium trucks, and 
1 percent heavy trucks was used in modeling to account for potential heavy truck traffic. TNM 
was used as the modeling software to calculate the distances to noise contour lines for the two 
scenarios (refer to Section 4.4.2).  
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4.0 IMPACTS 

4.1 GUIDELINES FOR THE DETERMINATION OF SIGNIFICANCE 

The following thresholds are based on the City General Plan and Municipal Code, as applicable 
to the project. 

A significant noise impact would occur if the project would: 

1. Expose new development to noise levels in excess of the noise compatibility guidelines 
established in the City’s Community Health Element, provided in Table 1. For a multi-
family residential development, the normally acceptable noise compatibility standard is 
65 CNEL. 

2. Subject vibration-sensitive land uses to ground-borne vibration that exceeds the “severe” 
criteria, as specified by Caltrans (2013), for residences of 0.4 inches per second peak 
particle velocity (PPV). 

3. Result or create a significant permanent increase in the existing noise levels. For the 
purposes of this analysis, a significant increase would be greater than a perceptible 
change (3 dBA) over existing conditions or generate noise levels at a common property 
line that exceed the limits shown in Table 2. 

4. Generate construction noise outside the Municipal Code-exempted hours of 6:00 a.m. to 
8:00 p.m. on weekdays and 7:00 a.m. to 8:00 p.m. on Saturday and Sunday. 

5. Expose people residing or working in the project area to noise levels from a nearby 
public airport or private airstrip that exceed the City’s noise compatibility standard for 
that use. 

4.2 ISSUE 1: NOISE LEVEL STANDARD COMPLIANCE FOR NEW USES 

4.2.1 Exterior Residential Noise Levels 

Because the highest traffic volumes were estimated under the Existing + Project scenario (see 
Table 7), this scenario was used to conservatively estimate on-site exterior noise levels from 
traffic. Five receiver locations of exterior use areas were modeled at a height of 5 feet above 
ground level. Receiver R1 represents the pool and gazebo area and Receivers R2 through R5 
represent the closest locations of the project’s buildings to the adjacent roadways. The results of 
the roadway modeling are shown in Table 8, Future Exterior On-Site Noise Levels, and the 
location of these receivers can be seen in Figure 4.  

Noise levels from the automobile repair shop were measured at 59.3 CNEL during the site visit 
at the closest project property line (M3 in Table 4). This measurement was assumed to be a 
combination of traffic noise with some noise from the open garage of the repair shop. However, 
for a conservative analysis, the repair shop is assumed to generate 59.3 CNEL itself at the project 
property line. The 6-foot concrete block wall to be installed with the project would be placed 
along the project property line between the project and the repair shop, and would therefore be 
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expected to attenuate noise levels by at least 5 CNEL. Therefore, a noise level of 54.3 CNEL was 
added to each roadway noise level in Table 8 to model the combination of roadway and repair 
shop noise. 

As can be seen in Table 8, no ground-level exterior use areas would exceed the 65 CNEL 
significance threshold for multi-family residential. Therefore, impacts associated with exterior 
noise levels are less than significant.  
 
 

Table 8 
FUTURE EXTERIOR ON-SITE NOISE LEVELS  

 
Receiver 
Number 

Roadway Noise 
Levels (CNEL) 

Roadway and Auto Shop 
Noise Levels (CNEL) 

Exceed 
Threshold? 

R1 59.6 60.7 No 
R2 58.1 59.6 No 
R3 54.1 57.2 No 
R4 48.8 55.4 No 
R5 51.2 56.0 No 

Note:  Noise levels are based on traffic volumes provided in the project TIS (Kimley-Horn 
and Associates, Inc. 2015) for the Existing + Project condition. 

 
 
4.2.2 Interior Residential Noise Levels 

Traditional architectural materials are normally able to reduce exterior to interior noise by up to 
15 dBA. Receivers R2 through R5 are located at the closest façade of the project building’s 
nearest to the adjacent roadways. Because building façade noise levels (from the combination of 
traffic and automobile repair shop noise) would not exceed 60 CNEL at these proposed 
residences, traditional architectural materials would be expected to attenuate interior noise to a 
level of 45 CNEL or below. Therefore, interior noise levels would be less than significant. 

4.2.3 Mitigation Measures 

Because impacts related to Issue 3 would be less than significant, no mitigation is required. 

4.2.4  Significance of Impacts After Mitigation 

Impacts would be less than significant without mitigation.  

4.3 ISSUE 2: EXCESSIVE GROUND-BORNE VIBRATION 

4.3.1 Impact Analysis 

4.3.1.1 Construction Vibration 

An on-site source of vibration during project construction would be a vibratory roller (primarily 
used to achieve soil compaction as part of the foundation and paving construction), which is 
expected to be used approximately 25 feet from the nearest occupied residence. A vibratory 
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roller creates approximately 0.210 inches per second (in/sec) PPV at a distance of 25 feet. Using 
the Caltrans criterion of 0.4 in/sec PPV at 25 feet, the approximately 0.210 in/sec PPV vibration 
impact would be less than what is considered a “severe” impact. Therefore, although vibration 
may be perceptible by nearby residences (the nearest of which would be 25 feet from the 
vibratory roller), temporary impacts associated with the vibratory roller (and other potential 
equipment) would be less than significant.  

4.3.1.2 Operational Vibration 

The proposed residential uses do not include equipment that would generate substantial 
vibration. Therefore, operational vibration impacts are less than significant. 

4.3.2 Mitigation Measures 

Because impacts related to Issue 2 would be less than significant, no mitigation is required. 

4.3.3 Significance of Impacts After Mitigation 

Impacts would be less than significant without mitigation. 

4.4 ISSUE 3: PERMANENT INCREASE IN AMBIENT NOISE LEVELS 

The anticipated primary project operational noise sources include the HVAC systems and 
vehicular traffic. Potential impacts from these sources are discussed below.  

4.4.1 Heating, Ventilation, and Air Conditioning Systems  

As mentioned in Section 3.2.2, modeling assumed that the air conditioning condenser would be a 
Carrier 38HDR060 split system. This unit typically generates a noise level of 56 dBA at a 
distance of 7 feet. Based on the site plan, the closest project building to the nearest NSLU 
property line would be the two buildings in the southern and southeastern corner of the site. 
These building pads are set back an approximate distance of 20 feet from the adjacent single-
family residential property lines. Assuming that an HVAC system is centered on the roof, the 
minimum distance that the HVAC unit would be to the property line would be 30 feet. At this 
distance, the condenser would generate a noise level of 43 dBA, which does not exceed the 
City’s nighttime allowable hourly limit of 50 dBA for single-family residential; therefore, 
impacts would be less than significant. 

4.4.2 Off-site Transportation Noise 

TNM software was used to calculate the noise contour distances for off-site roadway segments in 
the project vicinity for the Existing and Existing + Project scenarios. The off-site roadway 
modeling represents a conservative analysis that does not take into account topography or 
attenuation provided by existing structures. The results of this analysis for the CNEL at the 
nearest NSLU to the roadway segment are shown below in Table 9, Off-site Traffic Noise Levels. 
Additional analysis for the 70, 65, and 60 CNEL distances are provided in Appendix C, Off-site 
Traffic Noise Levels. 
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A direct significant impact would occur if exterior useable spaces are exposed to noise levels that 
exceed the thresholds listed in Table 1, if those uses were not exposed to noise levels above the 
thresholds before the Project. For single-family residential land uses, the threshold would be 
60 CNEL; for schools, the threshold would be 70 CNEL. If noise levels under the Existing 
scenario already exceed the applicable significance thresholds, a significant impact would occur 
for the Existing + Project scenario if the Project’s contribution would be 3 CNEL or greater. As 
seen in Table 9, the Project does not increase the noise levels, which already exceed applicable 
thresholds for residential NSLUs, by 3 CNEL or greater. Therefore, exterior off-site 
transportation noise impacts would be less than significant. 
 
 

Table 9 
OFF-SITE TRAFFIC NOISE LEVELS 

 

Roadway Segment 

Distance 
to Nearest 

NLSU 
(feet)1 

Nearest  
NSLU 

CNEL 

Existing 
Existing 
+ Project 

Change 
from 

Existing 
Impact? 

Old Auburn Road        
Mariposa Avenue to 
Auburn Boulevard 

40 
Single-Family 

Residential 
67.9 67.9 0 No 

Auburn Boulevard       
Carriage Drive to  
Sylvan Road 

75 
School 

65.4 65.5 0.1 No 

Sylvan Road to  
Maple Avenue 

75 
Single-Family 

Residential 
64.9 64.9 0 No 

Sylvan Road       
Auburn Boulevard to 
Almondwood Avenue 

50 
Single-Family 

Residential 
69.4 69.4 0 No 

1 Distance measured from roadway centerline. 

 
 
4.4.3 Mitigation Measures 

Because impacts related to Issue 3 would be less than significant, no mitigation is required. 

4.4.4 Significance of Impacts After Mitigation 

Impacts would be less than significant without mitigation.  

4.5 ISSUE 4: TEMPORARY INCREASE IN AMBIENT NOISE LEVELS 

4.5.1 Construction Noise 

Construction of the project would generate elevated noise levels that may disrupt nearby noise 
sensitive receptors, including nearby residents and a preschool. The magnitude of the impact 
would depend on the type of construction activity, equipment, duration of each construction 
phase, distance between the noise source and receiver, and any intervening structures.  
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Construction noise impact analysis includes grading, which is typically significantly louder than 
other activities and has the greatest potential to create impacts to off-site NSLUs. Grading 
involves the ripping of materials using a dozer and excavator. Table 10, Construction Equipment 
Noise Levels, provides the 50-foot distance noise level for these pieces of equipment as modeled 
in the RCNM. 
 
 

Table 10 
CONSTRUCTION EQUIPMENT NOISE LEVELS 

 

Equipment % Operating Time 
dBA LEQ (1 hour)  

@ 50 feet 
LMAX 

@ 50 feet 
Dozer 40 77.7 81.7 
Excavator 40 76.7 80.7 
Source: RCNM 

 
 
During rough grading, a dozer and an excavator may be working on site at the same time, but 
would not be working in close proximity to one another due to the nature of their respective 
operations. Therefore, a dozer and an excavator were modeled for construction noise impacts in 
isolation. The equipment would be moving across the site during the course of a day; however, a 
reasonable average distance to the nearest off-site single-family residences (to the south and east 
of the project site) was assumed to be 100 feet. Based on these assumptions, the highest impact 
level at the single-family residences would be 71.7 dBA LEQ (1 hour) for a dozer and 70.7 dBA 
LEQ (1-hour) for an excavator. Noise levels at the preschool, approximately 325 feet from the 
nearest project construction activities, would be 61.4 dBA LEQ (1 hour) for a dozer and 60.5 dBA 
LEQ (1-hour) for an excavator. See Appendix C, Construction Noise Model Outputs, for model 
outputs. 

Construction activities would only occur between the hours exempted from noise limits in the 
City Municipal Code (6:00 a.m. to 8:00 p.m. on weekdays and 7:00 a.m. to 8:00 p.m. on 
Saturday and Sunday). Therefore, impacts from construction noise would be less than 
significant. 

4.5.2 Mitigation Measures 

Because impacts related to Issue 4 would be less than significant, no mitigation is required. 

4.5.3 Significance of Impacts After Mitigation 

Impacts would be less than significant without mitigation.  

4.6 ISSUE 5: AIRPORT NOISE LEVELS  

4.6.1 Public and Private Airports 

The project site is located approximately 6 miles northeast of McClellan Airfield, a public 
airport. The latest Comprehensive Land Use Plan (CLUP) airport was prepared when the airport 
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was used as an Air Force base, which involved louder uses than the current public airport 
(Airport Land Use Commission 1987). The project site did not fall within the 60 dBA LEQ noise 
contours under the Air Force base and therefore would not fall within the noise contours for the 
public airport. In addition, the project site is not within close distance of any private airstrip. 
Therefore, impacts associated with airports and airstrips are less than significant. 

4.6.2 Mitigation Measures 

Because impacts related to Issue 5 would be less than significant, no mitigation is required. 

4.6.3 Significance of Impacts After Mitigation 

Impacts would be less than significant without mitigation.  
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Appendix A

ON-SITE NOISE MEASUREMENT SHEETS

Agenda Packet Page 95



Agenda Packet Page 96



Agenda Packet Page 97



Agenda Packet Page 98



Appendix B

CARRIER 38HDR060 SPLIT SYSTEM 
CONDENSER
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ELECTRICAL DATA
38HDR
UNIT
SIZE

V---PH---Hz
VOLTAGE RANGE* COMPRESSOR OUTDOOR FAN MOTOR MIN

CKT
AMPS

FUSE/
HACR BKR
AMPSMin Max RLA LRA FLA NEC

Hp
kW
Out

018 208/230---1---60 187 253 9.0 48.0 0.80 0.125 0.09 12.1 20
024 208/230---1---60 187 253 12.8 58.3 0.80 0.125 0.09 16.8 25
030 208/230---1---60 187 253 14.1 73.0 1.45 0.25 0.19 19.1 30

036
208/230---1---60 187 253 14.1 77.0 1.45 0.25 0.19 19.1 30
208/230---3---60 187 253 9.0 71.0 1.45 0.25 0.19 12.7 20
460---3---60 414 506 5.6 38.0 0.80 0.25 0.19 7.8 15

048
208/230---1---60 187 253 21.8 117.0 1.45 0.25 0.19 28.7 50
208/230---3---60 187 253 13.7 83.1 1.45 0.25 0.19 18.6 30
460---3---60 414 506 6.2 41.0 0.80 0.25 0.19 8.6 15

060
208/230---1---60 187 253 26.4 134.0 1.45 0.25 0.19 34.5 60
208/230---3---60 187 253 16.0 110.0 1.45 0.25 0.19 21.5 35
460---3---60 414 506 7.8 52.0 0.80 0.25 0.19 10.6 15

* Permissible limits of the voltage range at which the unit will operate satisfactorily
FLA --- Full Load Amps
HACR --- Heating, Air Conditininng, Refrigeration
LRA --- Locked Rotor Amps
NEC --- National Electrical Code
RLA --- Rated Load Amps (compressor)
NOTE: Control circuit is 24---V on all units and requires external power source. Copper wire must be used from service disconnect to unit.

All motors/compressors contain internal overload protection.

SOUND LEVEL

Unit Size Standard
Rating (dB)

Typical Octave Band Spectrum ( dBA ) (without tone adjustment)
125 250 500 1000 2000 4000 8000

018 68 52.0 57.5 60.5 63.5 60.5 57.5 46.5
024 69 57.5 61.5 63.0 61.0 60.0 56.0 45.0
030 72 56.5 63.0 65.0 66.0 64.0 62.5 57.0
036 72 65.0 61.5 63.5 65.0 64.5 61.0 54.5
048 72 58.5 61.0 64.0 67.5 66.0 64.0 57.0
060 72 63.0 61.5 64.0 66.5 66.0 64.5 55.5

CHARGING SUBCOOLING (TXV--TYPE EXPANSION DEVICE)
UNIT SIZE---VOLTAGE, SERIES REQUIRED SUBCOOLING _F (_C)

018 12 (6.7)
024 12 (6.7)
030 12 (6.7)
036 12 (6.7)
048 12 (6.7)
060 12 (6.7)

38
H
D
R
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OFF-SITE TRAFFIC NOISE LEVELS

Agenda Packet Page 101



C
-1

 

A
p

p
en

d
ix

 C
 

O
F

F
-S

IT
E

 T
R

A
F

F
IC

 N
O

IS
E

 L
E

V
E

L
S

 
  

T
ab

le
 C

-1
 

O
F

F
-S

IT
E

 T
R

A
F

F
IC

 N
O

IS
E

 L
E

V
E

L
S

 
 

R
oa

d
w

ay
/S

eg
m

en
t 

D
is

ta
n

ce
 t

o 
N

ea
re

st
 N

S
L

U
 

(f
ee

t)
 

E
xi

st
in

g 
E

xi
st

in
g 

+
 P

ro
je

ct
 

C
N

E
L

 
@

 
n

ea
re

st
 

N
S

L
U

 

70
 

C
N

E
L

 
(f

t.
) 

65
 

C
N

E
L

 
(f

t.
) 

60
 

C
N

E
L

 
(f

t.
) 

C
N

E
L

 
@

 
n

ea
re

st
 

N
S

L
U

 

70
 

C
N

E
L

 
(f

t.
) 

65
 

C
N

E
L

 
(f

t.
) 

60
 

C
N

E
L

 
(f

t.
) 

O
ld

 A
u

b
u

rn
 R

oa
d

 
 

M
ar

ip
os

a 
A

ve
nu

e 
to

  
A

ub
ur

n 
B

ou
le

va
rd

 
40

 
67

.9
 

25
 

60
 

10
2 

67
.9

 
25

 
60

 
10

2 

A
u

b
u

rn
 B

ou
le

va
rd

 
 

C
ar

ri
ag

e 
D

ri
ve

 to
 S

yl
va

n 
R

oa
d 

75
 

65
.4

 
45

 
78

 
13

1 
65

.5
 

45
 

78
 

13
3 

S
yl

va
n 

R
oa

d 
to

 M
ap

le
 A

ve
nu

e 
75

 
64

.9
 

40
 

74
 

12
6 

64
.9

 
40

 
74

 
12

6 
S

yl
va

n
 R

oa
d

 
 

A
ub

ur
n 

B
ou

le
va

rd
 to

 
A

lm
on

dw
oo

d 
A

ve
nu

e 
50

 
69

.4
 

46
 

80
 

13
4 

69
.4

 
46

 
80

 
13

4 
IR

W
 =

 I
n 

ro
ad

 r
ig

ht
-o

f-
w

ay
 

  
 

Agenda Packet Page 102



C
-2

 

             
T

H
IS

 P
A

G
E

 I
N

T
E

N
T

IO
N

A
L

L
Y

 L
E

F
T

 B
L

A
N

K
 

Agenda Packet Page 103



Appendix D

CONSTRUCTION NOISE MODELING 
OUTPUTS
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Roadway Construction Noise Model (RCNM),Version 1.1

Report date:########

Case Description:BEQ-01

---- Receptor #2 ----

Baselines (dBA)

DescriptionLand Use Daytime Evening Night

Residential and PreschoolResidential N/A N/A N/A

Equipment

Spec Actual Receptor Estimated

Impact Lmax Lmax Distance Shielding

Description Device Usage(%) (dBA) (dBA) (feet) (dBA)

Dozer No 40 81.7 100 0

Results

Calculated (dBA)

Equipment *Lmax Leq

Dozer 75.6 71.7

Total 75.6 71.7

*Calculated Lmax is the Loudest value.
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Roadway Construction Noise Model (RCNM),Version 1.1

Report date:########

Case Description:BEQ-01

---- Receptor #1 ----

Baselines (dBA)

DescriptionLand Use Daytime Evening Night

Single FamilyResidential N/A N/A N/A

Equipment

Spec Actual Receptor Estimated

Impact Lmax Lmax Distance Shielding

Description Device Usage(%) (dBA) (dBA) (feet) (dBA)

Excavator No 40 80.7 100 0

Calculated (dBA)

Equipment *Lmax Leq

Excavator 74.7 70.7

Total 74.7 70.7

*Calculated Lmax is the Loudest value.
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Roadway Construction Noise Model (RCNM),Version 1.1

Report date: 11/10/2015

Case Description:BEQ-01

---- Receptor #2 ----

Baselines (dBA)

Description Land Use Daytime Evening Night

School Residential N/A N/A N/A

Equipment

Spec Actual Receptor Estimated

Impact Lmax Lmax Distance Shielding

Description Device Usage(%) (dBA) (dBA) (feet) (dBA)

Dozer No 40 81.7 325 0

Results

Calculated (dBA)

Equipment *Lmax Leq

Dozer 65.4 61.4

Total 65.4 61.4

*Calculated Lmax is the Loudest value.
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Roadway Construction Noise Model (RCNM),Version 1.1

Report date: 11/10/2015

Case Description:BEQ-01

---- Receptor #2 ----

Baselines (dBA)

Description Land Use Daytime Evening Night

School Residential N/A N/A N/A

Equipment

Spec Actual Receptor Estimated

Impact Lmax Lmax Distance Shielding

Description Device Usage(%) (dBA) (dBA) (feet) (dBA)

Excavator No 40 80.7 325 0

Results

Calculated (dBA)

Equipment *Lmax Leq

Excavator 64.5 60.5

Total 64.5 60.5

*Calculated Lmax is the Loudest value.
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EXHIBIT A 

 

RESOLUTION NO. 2018-_____ 

 

A RESOLUTION OF THE CITY COUNCIL OF THE  CITY OF CITRUS 

HEIGHTS, CALIFORNIA, ADOPTING A MITIGATED NEGATIVE 

DECLARATION AND MITIGATION MONITORING PLAN PURSUANT TO 

THE CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FOR THE 

BEARPAW APARTMENT PROJECT  

 

 WHEREAS, C. Frederick Brave and Thomas Romeo (Bearpaw Equities) 

submitted an application for approval of: 

 

 A Minor Use Permit for the residential component of a mixed use project;  

 

 A Design Review Permit for the construction of a 42 unit apartment project, 

which includes a pool and clubhouse area (with manager’s quarters);  

 

 A Tree Permit for the removal of certain trees and encroachment within the 

dripline of other trees; and 

  

 WHEREAS, the Planning Commission held a public hearing on January 24, 2018, 

and the City Council held a public hearing on April 12, 2018, wherein public testimony 

was taken and based upon the Initial Study and comments received, potential impacts 

could be avoided or reduced to a level of insignificance by mitigation measures.  

 

 NOW, THEREFORE, BE IT RESOLVED that the Citrus Heights City Council 

hereby finds as follows: 

 

Findings for a Mitigated Negative Declaration: 

 

1. An Initial Study was prepared for the Bearpaw apartment project and proper 

notice provided in accordance with CEQA and local guidelines. 

 

2. That based upon the Initial Study, potential impacts resulting from the project 

have been identified.  Mitigation measures have been proposed and agreed to by 

the applicant as a condition of project approval that will reduce potential impacts 

to less than significant.  In addition, there is no substantial evidence that supports 

a fair argument that the project, as conditioned and mitigated, would have a 

significant effect on the environment.  

 

3. That the project does not have the potential to have a significant adverse impact 

on wildlife resources as defined in the State Fish and Game Code, either 

individually or cumulatively and is not exempt from Fish and Game filing fees. 

 

Agenda Packet Page 203



4. That the project is not located on a site listed on any Hazardous Waste Site List 

compiled by the State pursuant to Section 65962.5 of the California Government 

Code. 

 

5. That the City Council reviewed the Initial Study and considered public comments 

before making a decision on the project.  

 

6. That a Mitigation Monitoring Plan has been prepared to ensure compliance with 

the adopted mitigation measures, which Mitigation Monitoring Plan was 

considered by the Citrus Heights City Council and which Mitigation Monitoring 

Plan is made a part of this resolution. 

 

7. That the Mitigated Negative Declaration prepared concerning the Bearpaw 

apartment project reflects the independent judgment and analysis of the City 

Council of the City of Citrus Heights.  

 

8. The City Council hereby adopts as “final” the Bearpaw Apartment project 

Mitigated Negative Declaration comprised of: the draft Mitigated Negative 

Declaration (attached as Exhibit A-1); and the Mitigation Monitoring Plan 

(attached as Exhibit A-2).  

 

9. That the record of proceedings of the decision on the project is available for 

public review at the City of Citrus Heights Community and Economic 

Development Department, 6360 Fountain Square Drive, Citrus Heights, 

California. 

 

 BE IT FURTHER RESOLVED that the Citrus Heights City Council, in 

reference to the potential impacts identified in the Initial Study, hereby adopts the 

Mitigated Negative Declaration prepared for the Bearpaw apartment project including the 

mitigation measures (contained within the attached Mitigated Negative Declaration and 

Mitigation Monitoring Report) and included in this resolution by reference. 

 

 PASSED AND ADOPTED by the City Council of the City of Citrus Heights, 

California this 12
th

 day of April, 2018, by the following roll call vote: 

 

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

 

       _____________________________ 

       Steve Miller, Mayor            

 

 

ATTEST:  
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______________________ 

Amy Van, City Clerk  

 

 

 

 

Attachments 

 

  A-1:  Mitigated Negative Declaration 

  A-2:  Mitigation Monitoring Plan  
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EXHIBIT AA 

 

RESOLUTION NO. 2018-_____ 

 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF CITRUS 

HEIGHTS, CALIFORNIA, APPROVING A MINOR USE PERMIT, DESIGN 

REVIEW PERMIT, AND A TREE PERMIT FOR THE BEARPAW 

APARTMENT PROJECT  

 

 WHEREAS, C. Frederick Brave and Thomas Romeo (Bearpaw Equities) 

submitted an application for approval of: 

 

 A Minor Use Permit for the residential component of a mixed use project;  

 

 A Design Review Permit for the construction of a 42 unit apartment project, 

which includes a pool and clubhouse area (with manager’s quarters);   

 

 A Tree Permit for the removal of certain trees and encroachment within the 

dripline of other trees; and 

  

 WHEREAS, the Planning Commission held a public hearing on January 24, 2018, 

in which it approved a Minor Use Permit, Design Review Permit, and Tree Permit subject 

to the Findings and Conditions of Approval contained herein;  

 

 WHEREAS, an appeal of the Planning Commission’s decision was filed on 

February 5, 2018; 

 

 WHEREAS, the City Council held a public hearing on April 12, 2018, wherein 

public testimony was taken;  

 

 WHEREAS, the City Council has reviewed and considered all of the evidence in 

the record before it, including, but not limited to all reports, studies, maps or other 

documents prepared by the city, or consultants to the city, with respect to the city’s 

consideration of the Minor Use Permit, Design Review Permit, and Tree Permit; all 

written correspondence submitted to the city; and all oral and written testimony submitted 

to the city;  

 

 NOW, THEREFORE, BE IT RESOLVED that the Citrus Heights City Council 

hereby finds as follows: 

 

Findings for Approval of the Minor Use Permit: 

 

 The proposed apartments, as part of a mixed use project, are allowed within The 

Auburn Boulevard Corridor Special Planning Area;  
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 The proposed apartments, as part of a mixed use project, are consistent with the 

General Plan and The Boulevard Plan and will contribute to the transformation of 

Auburn Boulevard; 

 

 The design, location, size and operating characteristics of the proposed apartments 

are compatible with existing and future land uses in the vicinity with the 

incorporation of the conditions of approval;  

 

 The affected site is physically suitable for the type, density and intensity of the 

proposed apartments; and 

 

 Granting the permit will not be detrimental to the public interest, health, safety, 

convenience or welfare or materially injurious to persons, property or 

improvements in the vicinity and zoning district in which the property is located.  

 

Findings for Approval of the Design Review Permit  

 

 The proposed apartments are consistent with the General Plan and The Boulevard 

Plan and will contribute to the transformation of Auburn Boulevard;  

 

 The project complies with the Zoning Code with the incorporation of the 

conditions of approval included herein; 

 

 The project’s architectural design and building massing and scale are appropriate 

to and compatible with the site surroundings and the community;  

 

 The project provides attractive and desirable site layout and design, including 

building arrangement, exterior appearance and setbacks, drainage, fences and 

walls, grading, landscaping, lighting, etc.; 

 

 The project complies with all applicable design standards in Chapter 106.31 

and/or other applicable City design guidelines and policies with the incorporation 

of the conditions of approval included herein; 

 

 The project provides safe and efficient public access, circulation and parking, 

including bicycle and pedestrian accommodations where appropriate with the 

incorporation of conditions of approval; and 

 

 The project provides open space and landscaping, including the use of water 

efficient landscaping. 

 

Findings for Approval of the Tree Permit  

 

 Approval of the Tree Permit for the Bearpaw project will not be detrimental to 

the public health, safety or welfare; and  
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 Measures have been incorporated into the project to mitigate impacts to 

remaining trees. 

 

 BE IT FURTHER RESOLVED that 

 

1. The matters set forth in the preceding clauses of this resolution are hereby 

adopted and incorporated; and 

 

2. The City Council does hereby adopt the Minor Use Permit, Design Review 

Permit, and Tree Permit subject to the conditions of approval set forth in Exhibit 

AA-1. 

 

 PASSED AND ADOPTED by the City Council of the City of Citrus Heights, 

California this 12
th

 day of April, 2018, by the following roll call vote: 

 

AYES: 

NOES: 

ABSENT: 

ABSTAIN: 

 

       _____________________________ 

       Steve Miller, Mayor            

 

 

ATTEST:  

 

 

 

______________________ 

Amy Van, City Clerk  

 

 

 

Attachments 

 

  AA-1:  Conditions of Approval  
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EXHIBIT AA-1 

 
 

CONDITIONS OF APPROVAL FOR THE MINOR USE PERMIT 

 
1) The Minor Use Permit approval shall be exercised within a two (2) year period 

from the date of final approval and if not exercised shall expire.  (Planning)  

 

2) The clubhouse and pool area shall be closed to residents after 9:00 PM. This 

requirement shall be made part of the rental agreement (or equivalent agreement 

acceptable to staff) for each tenant. This agreement shall also stipulate that music 

shall not be played in this area that is audible at the adjoining residential property 

line. Prior to the first apartment building receiving its final Certificate of 

Occupancy, the applicant shall submit for review and approval the proposed rental 

agreement template with wording addressing use of the clubhouse and pool area. 

Each tenant/occupant is required to sign and adhere to this stipulation. (Planning)  

 

3) The garages shall be used for the parking of vehicles. Storage or other activities 

are only allowed as an ancillary use. Prior  to the first apartment building 

receiving its final Certificate of Occupancy, the applicant shall submit for review 

and approval the proposed rental agreement (or equivalent agreement acceptable 

to staff) with wording addressing use of the garages. Each tenant/occupant is 

required to sign and adhere to this stipulation.  (Planning) 

 

4) An onsite manager shall be present to address any issues that arise and ensure the 

project is not a nuisance to neighbors.  (Planning) 

 

5) Construction hours shall be restricted to the hours of 6:00 to 8:00 PM weekdays, 

and 7:00 AM to 8:00 PM on weekends.  (Planning) 

 

6) The applicant/owner and/or successor in interest agrees to indemnify, defend, and 

hold harmless the City, its officials, officers, employees, agents and consultants 

from any and all administrative, legal or equitable actions or other proceedings 

instituted by any person not a party to this permit challenging the validity of the 

Project Approval or any Subsequent Project Approval, or otherwise arising out of 

or stemming from these Approvals.  The applicant/owner and/or successor in 

interest may select its own legal counsel to represent their interest at their sole 

cost and expense.  The parties shall cooperate in defending such action or 

proceeding.  The applicant/owner and/or successor in interest shall pay for City's 

costs of defense, whether directly or by timely reimbursement on a monthly 

basis.  Such costs shall include, but not be limited to, all court costs and attorneys' 

fees expended by City in defense of any such action or other proceeding, plus 

staff and City Attorney time spent in regard to defense of the action or 

proceeding.  The parties shall use best efforts to select mutually agreeable defense 

counsel but, if the parties cannot reach agreement, City may select its own legal 

counsel and the applicant and/or successor in interest agrees to pay directly or 
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timely reimburse on a monthly basis City for all such court costs, attorney fees, 

and time referenced herein. (City Attorney) 

 
 

CONDITIONS OF APPROVAL FOR THE DESIGN REVIEW PERMIT 

 
1) The Design Review Permit approval shall be exercised within a two (2) year period 

from the date of final approval and if not exercised shall expire.  (Planning) 

 

2) This project is approved as shown in Exhibits A-E and as conditioned or modified 

below. (Planning) 

 

3) The applicant shall comply with the Mitigated Negative Declaration and fulfill all of 

the measures contained in the Mitigation and Monitoring Plan. The following 

measures must be complied with as outlined in the Mitigation and Monitoring Plan 

and summarized below: 

 

a) Mitigation Measure 1: Prior to issuance of any grading, demolition or building 

permits, site plan notes should include requirements for the contractor to 

implement the following Basic Construction Emission Control Measures:  

 

i) All exposed surfaces shall be watered two times daily.  

 

ii) Haul trucks transporting soil, sand or other loose material shall be covered 

and/or shall maintain at least two feet of free board space. Any haul trucks 

traveling on freeways or major roadways shall be covered.  

 

iii) Wet power vacuum street sweepers shall be used to remove any visible 

trackout mud or dirt onto adjacent public roads at least once a day. 

 

iv) Vehicle speeds on unpaved roads shall be limited to 15 miles per hour.  

 

v) All roadways, driveways, sidewalks, parking lots to be paved shall be 

completed as soon as possible. Building pads should be laid as soon as 

possible after grading unless seeding or soil binders are used.  

 

b) Mitigation Measure 2: Should construction activities commence between 

February 1- August 31, pre-construction nesting surveys shall be conducted 

within 7 days prior to the commencement of construction.  

 

c) Mitigation Measure 3: Prior to construction of the project, the applicant shall 

prepare a Tree Protection and Replacement Plan. Replacement for removed 

protected trees shall be by replacement, payment of an in-lieu fee or a 

combination of both.  
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d) Mitigation Measure 4: If artifacts for unusual amounts of shell bone or other items 

indicative of buried archaeological resources or human remains are encountered 

during earth disturbance, the on-site contractor shall immediately notify the City 

and the Native American Heritage Association as appropriate. All soil disturbing 

work shall be halted within 100’ of the discovery until a qualified archaeologist 

completes an evaluation. Any human remains unearthed shall be treated in 

accordance with all laws. If disturbance of a cultural resource cannot be avoided, 

a mitigation program shall be implemented. 

 

e) Mitigation Measure 5: Prior to any demolition activities, the applicant shall 

prepare an asbestos survey to the satisfaction of the Sacramento Air Quality 

Management District.  

 

f) Mitigation Measure 6: Prior to construction the applicant shall prepare a plan 

depicting pavement markings and/or signing at the Old Auburn Road driveway to 

the satisfaction of the City Engineer. 

 

4) Submit for review and approval by the City Attorney a document stipulating that the 

property containing the commercial portion of the mixed use project shall allow 

residents and guests of the residential portion of the mixed use project to park on its 

site. This document shall be recorded and binding on future property owners.  

(Planning)  

 

5) Construction hours shall be restricted to the hours of 6:00 to 8:00 PM weekdays, and 

7:00 AM to 8:00 PM on weekends. (Planning)  

 

Prior to Issuance of Building Permits 

 

6) The applicant is responsible for securing all permits for the demolition of the existing 

building from all appropriate agencies, including the Building Division and 

Sacramento Metropolitan Air Quality Management District.   (Planning) 

 

7) Submit and receive approval of a final site plan that addresses the following:  

 

a) Sidewalk should be added to the west of Building I, adjoining the main drive 

aisle.  

 

b) A private fenced rear yard shall be provided for the most western unit of Building 

I.  

 

c) Provide an 8’ wide planter adjoining the parking area located south of Vice’s, 

along the shared property line.  

 

d) Ensure two parking spaces are provided for each unit, including the managers 

unit.  
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e) Demonstrate that the minimum recreation area provided by the Zoning Code (250 

square feet per unit) is being met. 

 

f) Provide a masonry wall at the rear of the units which share a property line with 

the pet hospital property.  

 

g) Identify location of pavement markings and any signage location required in 

response to Mitigation Measure 6 of the Mitigated Negative Declaration.   

(Planning)  

 

8) Parking stall dimensions shall meet or exceed the minimum dimensions contained in 

the Citrus Heights Zoning Code. All parking stalls shall be double striped as required 

by the Zoning Code.  

 

a) All parking areas shall meet the minimum shade requirements of the Zoning 

Code.  

 

b) The site plan shall be revised to provide 2 parking spaces for each unit, including 

the managers unit.  

 

c) Parking spaces in the garage must be a minimum of 9’ x 19’. 

 

d) The maximum amount of compact spaces in the parking lot is 25%. Compact 

spaces should be dispersed throughout the parking lot. (Planning) 

 

9) The applicant shall submit a final Landscape and Irrigation Plan that: 

 

a) Demonstrates all landscaping complies with the requirements of the Zoning Code 

including water efficient landscape requirements, shading requirements, and 

landscape area requirements. (Planning)  

 

10) Submit and receive approval of revised architectural elevations that address the 

following:  

 

a) The maximum height at any point of a building is 30’. The architecture shall 

maintain varying heights for each building, as shown on Exhibit D, but must be 

revised so that no part exceeds 30’.  

 

b) Provide elevations for the clubhouse that are similar in detail, colors and material 

to the overall project.  

 

c) Provide the decorative stone treatment along the entire front of each building, not 

just trimming the garage doors. The stone shall also be applied to the side 

elevation of each building.  

 

d) Provide architecturally enhanced garage doors for each garage.  
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e) Proposed awnings shall be analyzed during the building permit review to ensure 

they comply with the Uniform Building Code. To the extent possible, awning 

design shall endeavor to limit views from second stories.  (Planning)  

 

11) A solid 8’ high masonry fence is required along the southern and eastern property 

boundaries adjoining the residential uses and along the northern boundary directly 

north of Building F. Submit and receive approval of the design of all fencing and 

walls prior to the issuance of any building permits.  (Planning)  

 

12) Submit and receive approval of a photometric plan. All on-site external lighting shall 

be designed to have no off-site glare. All light fixtures shall have full cut-off lenses 

and be nighttime sky friendly. Floodlights are not permitted. Lighting cut-sheets may 

be required prior to issuance of Building Permit. (Planning) 

 

13) Submit written documentation identifying compliance with the Greenhouse Gas 

Reduction Plan as outlined in Attachment 10.  

 

14) Project shall be made accessible per A.D.A. and California Non-Residential Disabled 

Access Regulations Title 24 part 2. This includes parking areas, sidewalks, and curb 

cuts.  The applicant shall provide accessible pedestrian paths in accordance with the 

Uniform Building Code (UBC) to the building. An “exterior routes of travel” site 

accessibility plan incorporating slope, cross-slope, width, pedestrian ramps, curb 

ramps, handrails, signages, detectable warnings or speed limit signs or equivalent 

means shall comprise part of the site improvement plans submitted to the City for 

review, prior to the issuance of any building permits. The site accessibility plan shall 

also include:  

 

a) Handicapped parking stalls shall be located closest to accessible entrances (i.e. 

main entry). The total number of accessible spaces shall be determined by the 

UBC. 

 

b) Handicapped spaces and crosswalks shall be signed, marked, and maintained as 

required by Title 24 amendments of the UBC.    (Building) 

 

15) Applicant shall pay all the appropriate development fees. (Engineering) 

 

16) Submit and receive approval of Construction Traffic Management Plan.  

(Engineering)  

 

17) Submit and receive approval of a Lot Line Adjustment reflecting property boundaries 

as depicted on Exhibit B. The Lot Line Adjustment shall be recorded prior to issuance 

of any building permits. (Engineering) 

 

18) Provide a copy of the Notice of Intent and SWPPP to the City Engineer prior to any 

grading on site. (Engineering) 
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19) The location and design of all pervious paving shall be approved by the Engineering 

Division and Sacramento Metropolitan Fire District.  (Engineering) 

 

20) The proposed parking area must meet the pre and post Best Management Practices 

(BMPs) for stormwater mitigation. Stormwater must be filtered prior to exiting the 

site. (Engineering) 

 

21) The on-site storm system shall be designed to accommodate the pre-existing off-site 

watershed to the east of the site.  (Engineering) 

 

22) Comply with any federal or state requirements for piping the existing on-site ditch. 

(Engineering) 

 

23) Provide a manhole where the proposed 18” drain pipe connects to the existing 18” 

drain pipe on the west property line. (Engineering) 

 

24) Provide a drainage study to calculate on and off-site runoff, pipe sizing, and capacity 

of the existing pipes that this development connects to. (Engineering) 

 

25) Submit and receive approval of improvements plans from the Fire District. Minimum 

requirements include the following:  

 

a) The fire access roadway shall be not less than 20’ unobstructed width, 13’6” of 

vertical clearance, and turning radii of 25’ inside and 50’ outside. The access 

roadway shall extend to within 150’ of all portions of the exterior walls of the first 

story of any proposed building. 

 

b) Dead-end fire access roads greater than 150’ long shall have an approved turn 

around.  

 

c) Show how fire lanes will be marked.  

 

d) Roadways shall bear a minimum of 80,000 pounds. 

 

e) Show the location of fire hydrants. 

 

f) All gates must be approved. The exit only gate shall be capable of providing 

emergency access from both directions of travel.  (Sacramento Metropolitan Fire 

District) 

 

During Construction and Prior to Issuance of Occupancy Permits 

 

26) Prior to installation of landscaping, the project Landscape Architect shall submit 

documentation to the City that demonstrates:  
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a) Soil has been tested and prepared as necessary based on the soils analysis.  

 

b) The irrigation has been installed compliant with the Zoning Code and approved 

landscape plan.  

 

c) Tree planting sites comply with the minimum soil volume as identified in the 

Zoning Code and landscape plan.   (Planning)  

 

27) Following completion of landscape installation and prior to issuance of occupancy 

permits for any buildings, the Landscape Architect shall:  

 

a) Certify in writing that the landscaping has been installed in compliance with the 

Zoning Code and approved landscape plan.  

 

b) Demonstrate and certify in writing that the irrigation has been installed and is in 

compliance with the Zoning Code and landscape irrigation plans. The City may 

require an irrigation audit performed by a certified irrigation auditor.   (Planning)  

 

28) The existing 10’ wide drainage easement must be abandoned. A new 15’ wide 

drainage easement will be required for the new pipe. (Engineering) 

  

29) The location of any future monument sign shall be located outside of the visibility 

restriction area along Old Auburn Road. (Engineering)  

 

30) The developer (or designated consultant) shall certify that the building pad foundation 

locations have been placed according to all approved setback requirements shown on 

the approved site plan. The developer (or designated consultant) shall also certify that 

the elevation of the building pad is as shown on the approved grading and 

improvement plans. The developer shall provide a written statement concerning 

building foundation location and placement prior to the foundation inspection for 

each building.   (Building) 

 

31) The developer (or designated consultant) shall certify that the elevation of the 

finished grade of the each building and sidewalks are per approved plans and meet 

UBC accessibility requirements.    (Building) 

 

32) The project shall comply with the requirements of the Sacramento Metropolitan Fire 

District.  (Fire) 

 

33) Address numbers shall be placed on all new buildings in such a position to be easily 

read. The minimum size of the numbers shall not be less than 10 inches. (Fire)  

 

34) The project shall comply with all requirements of the Sacramento Area Sewer District 

(SASD), including the following: 
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a) Connection or reconnection to the SASD system shall be required to the 

satisfaction of SASD. District design standards shall apply. Construction of both 

off-site and on-site SASD sewer infrastructure may be required. 

 

b) Each parcel with a sewer source shall have a separate connection to the SASD 

system. 

 

c) Payment of sewer impact fees will be required.    (SASD) 

 

35) The applicant shall comply with all requirements of the Citrus Heights Water District 

(CHWD), including the following: 

 

a) Submit and receive approval of improvement plans from the CHWD. It is 

anticipated that a public water main loop will be required. The loop would 

connect to the existing main in Old Auburn Road, travel south through the 

project, then west to a connection in Sylvan Road.  

 

b) A water main easement or a public utility easement may be required for 

District water facilities that are located outside the public road right of way. 

 

c) The existing 1” water meter that currently serves this property will need to be 

abandoned as it is located on the adjacent property.  

 

d) Water services and reduced backflow prevention assemblies will be required 

for the pool area, clubhouse, and irrigation areas. 

 

e) Pay all appropriate fees and charges. (CHWD)  

 

36) The applicant shall comply with all requirements of the Sacramento Municipal Utility 

District  (SMUD) 

 

37) Existing overhead 12kV infrastructure along the eastern boundary will need to 

remain. (SMUD) 

 

38) All paved surfaces shall be accessible to a 26,000 pound SMUD service vehicle in all 

weather. (SMUD) 

 

39) Easements may be required. (SMUD) 

 

40) Structural setbacks of less than 14’ may create clearance issues; coordinate with 

SMUD. (SMUD) 

 

41) Building foundations shall have a minimum clearance of 5’ to a SMUD trench placed 

within the PUE. (SMUD) 

 

Other Conditions of Approval 
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42) Display transit information in prominent location(s) in the clubhouse/office area for 

both employees and residents. (Regional Transit) 

 

43) Following the installation of the landscaping, all landscape material shall be 

maintained in a healthy and weed free condition; dead plant material shall be replaced 

immediately. All trees shall be maintained and pruned in accordance with the 

accepted practices of the International Society of Arboriculture. Any pollarding or 

significant tree trimming performed on existing or proposed trees is subject to 

Planning Division approval prior to commencing trimming. (Planning) 

 

44) This Design Review Permit approval does not include any signs.   (Planning) 

 

45) Minor modifications to the design of the project, including site layout, colors and 

materials, may be approved by the Planning Division provided such changes are 

consistent with the overall design as approved herein. Major modifications will 

require Planning Commission approval. (Planning)  

 

46) The applicant/owner and/or successor in interest agrees to indemnify, defend, and 

hold harmless the City, its officials, officers, employees, agents and consultants from 

any and all administrative, legal or equitable actions or other proceedings instituted 

by any person not a party to this permit challenging the validity of the Project 

Approval or any Subsequent Project Approval, or otherwise arising out of or 

stemming from these Approvals.  The applicant/owner and/or successor in interest 

may select its own legal counsel to represent their interest at their sole cost and 

expense.  The parties shall cooperate in defending such action or proceeding.  The 

applicant/owner and/or successor in interest shall pay for City's costs of defense, 

whether directly or by timely reimbursement on a monthly basis.  Such costs shall 

include, but not be limited to, all court costs and attorneys' fees expended by City in 

defense of any such action or other proceeding, plus staff and City Attorney time 

spent in regard to defense of the action or proceeding.  The parties shall use best 

efforts to select mutually agreeable defense counsel but, if the parties cannot reach 

agreement, City may select its own legal counsel and the applicant and/or successor 

in interest agrees to pay directly or timely reimburse on a monthly basis City for all 

such court costs, attorney fees, and time referenced herein. (City Attorney) 

 
 

CONDITIONS OF APPROVAL FOR THE TREE PERMIT 

 
1) Minor modifications to the Tree Permit, including additional trees and/or 

encroachments, may be approved by the Planning Division provided such changes are 

consistent with the guidelines for tree preservation.   (Planning) 

 

2) The conditions of approval shall be distributed to all contractors and subcontractors who 

have access to the site.  It is the responsibility of the developer and contractor to inform 

all subcontractors of the tree preservation and relocation requirements.  (Planning) 
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PRIOR TO ISSUANCE OF A BUILDING PERMIT OR DEMOLITION PERMIT 
 

3) The applicant shall submit an updated arborist report and tree impact assessment report 

for the 3 oak trees in the southeast corner of the property (Tree #s 17, 18 & 19). The 

arborist report shall also address any tree that is located off-site but whose protected 

zone extends into the project site. The tree impact assessment report shall include all 

preservation measures that the applicant shall undertake during construction to ensure 

the long-term health and safety of all trees that will remain. This tree impact assessment 

report shall take into account all on-site activities, including demolition, grading, wall 

construction and trenching for utilities.   (Planning) 

 

4) The applicant shall install a minimum of a six-foot high chain link fence (or acceptable 

alternative) at the outermost edge of the tree protection zone for each tree or group of 

trees that will remain.  Signs must be installed by the applicant on the temporary fence at 

least two (2) equidistant locations to be clearly visible from the lot.  The size of each 

sign shall be a minimum of two feet (2’) by two feet (2’) and must contain the following 

language: 

 

“WARNING 

THIS FENCE SHALL NOT BE REMOVED OR 

RELOCATED WITHOUT WRITTEN AUTHORIZATION 

FROM THE PLANNING DIVISION”      (Planning) 

 

5) The applicant shall contact the Planning Division and certified project arborist to inspect 

and approve the temporary fencing and signs around the protected zone before 

beginning any construction.  (Planning) 

 

6) Any watering or deep root fertilization which the arborist deems necessary to protect the 

health of the tree due to the construction impacts shall be completed by the applicant.  

(Planning) 

 

DURING CONSTRUCTION AND PRIOR TO ISSUANCE OF AN OCCUPANCY 

PERMIT 

 

7) The following information must be located on-site during construction activities: 

 

a) Arborist’s reports  

 

b) Approved site plan including fencing plan and clearing denoting trees planned for 

removal, relocation or retention.  

 

c) Conditions of approval for the Tree Permit  (Planning) 
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8) A certified arborist shall monitor any excavation within the dripline of any tree 

designated to remain, including off-site trees if their protected zone extends into the 

project site.  (Planning) 

 

9) All finished grading shall ensure that no water will collect within the dripline of any 

native oak trees.  (Planning) 

 

10) Submit and receive approval of a Landscape and Irrigation Plan for any landscaping 

within the dripline of any protected trees. Only low-water usage plantings may be 

planted under the dripline of oak trees.   (Planning) 

 

11) If any native ground surface fabric within the dripline must be removed for any reason, 

it shall be replaced within forty-eight (48) hours.  (Planning) 

 

12) Storage of materials, equipment and vehicles is not permitted within the dripline of any 

tree.  Vehicles and other heavy equipment shall not be operated within the dripline of 

any tree.  (Planning) 

 

13) The certified arborist shall immediately treat any severed or damaged roots  (NOTE: 

Without exception, all digging shall be done using hand tools, no machine trenching 

shall be allowed in the dripline of any tree).  Minor roots less than one (1) inch in 

diameter may be cut, but damaged roots shall be traced back and cleanly cut behind any 

split, cracked or damaged area.  Major roots over one (1) inch in diameter may not be 

cut without approval of an arborist and any arborist recommendations shall be 

implemented.  (Planning) 

 

14) The temporary fencing shall remain in place throughout the entire construction period 

and shall not be removed without obtaining written authorization from the Planning 

Division.  In no event shall the fencing be removed before the written authorization is 

received from the Planning Division.  (Planning) 

 

15) At least five (5) days before the applicant seeks their Building Permit Final, a 

Certification Letter from a certified arborist shall be submitted to and approved by the 

Planning Division.  The certification letter shall attest to all of the work (regulated 

activity) which was conducted in the dripline of all trees, and outline whether any 

continuing measures are needed for tree health.  (Planning) 

 

16) The applicant/owner and/or successor in interest agrees to indemnify, defend, and 

hold harmless the City, its officials, officers, employees, agents and consultants from 

any and all administrative, legal or equitable actions or other proceedings instituted 

by any person not a party to this permit challenging the validity of the Project 

Approval or any Subsequent Project Approval, or otherwise arising out of or 

stemming from these Approvals.  The applicant/owner  and/or successor in interest 

may select its own legal counsel to represent their interest at their sole cost and 

expense.  The parties shall cooperate in defending such action or proceeding.  The 

applicant and/or successor in interest shall pay for City's costs of defense, whether 
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[12] 

 

directly or by timely reimbursement on a monthly basis.  Such costs shall include, but 

not be limited to, all court costs and attorneys' fees expended by City in defense of 

any such action or other proceeding, plus staff and City Attorney time spent in regard 

to defense of the action or proceeding.  The parties shall use best efforts to select 

mutually agreeable defense counsel but, if the parties cannot reach agreement, City 

may select its own legal counsel and the applicant and/or successor in interest agrees 

to pay directly or timely reimburse on a monthly basis City for all such court costs, 

attorney fees, and time referenced herein.  (City Attorney) 
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PRELIMINARY SITE PLAN

BEAR PAW VILLAGE
APARTMENTS
OLD AUBURN ROAD

CITY OF CITRUS HEIGHTS, CA
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EXISTING BLDG
(TO BE REMOVED)

APARTMENT

POOL

APARTMENT

APARTMENT

APARTMENT

APARTMENT

APARTMENT APARTMENT

APARTMENT

APARTMENT

CLUBHOUSE

TSD ENGINEERING, INC.

785 Orchard Drive, Suite #110
Folsom, CA  95630
Phone: (916) 608-0707
Fax: (916) 608-0701

expect more.

PARKING SUMMARY
PROPOSED REQUIRED

COVERED PARKING 42 X

STANDARD 19 X

COMPACT 21 X

ACCESSIBLE 2 X

TOTAL PARKING 84 84

OWNER
BEARPAW CAMPUS LLC

7524 OLD AUBURN RD

CITRUS HEIGHTS, CA 95610

ATTN:

DEVELOPER/APPLICANT
BEARPAW EQUITIES

7524 OLD AUBURN RD

CITRUS HEIGHTS, CA 95610

ATTN:

PLANNER/ENGINEER
TSD ENGINEERING, INC

785 ORCHARD DRIVE, SUITE 110

FOLSOM, CA 95630

ATTN: CASEY FEICKERT

916-608-0707 x 103

cfeickert@tsdeng.com

ARCHITECT
C.F.B. ARCHITECTS

158 DORNOCH CT.

FOLSOM, CA 95630

ATTN: FREDERICK BRAVE

916-416-1103

cfbarchitects512@gmail.com

ASSESSORS PARCEL NO
211-0210-042-0000

LOT AREA
BUILDING ±0.65 AC (28,319 SF) 24.0%
CONCRETE PAVEMENT ±0.81 AC (35,499 SF) 29.9%
LANDSCAPE ±0.83 AC (36,104 SF) 30.6%
OTHER CONCRETE ±0.14 AC (6,034 SF) 5.2%
OTHER ±0.28 AC (12,197 SF) 10.3%
TOTAL ±2.71 AC (118,076 SF) 100%

ZONING
EXISTING - SPA (SPECIAL PLANNING AREA)

GENERAL PLAN
EXISTING - GENERAL COMMERICAL

PROPERTY DESCRIPTION
ADDRESS: 7534 OLD AUBURN RD

CITRUS HEIGHTS, CA 95610
SACRAMENTO COUNTY

APN: 211-0210-042
PROPERTY AREA: ±2.710 AC (±118,076 SF) NET

PROJECT INFORMATION
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TSD ENGINEERING, INC.

785 Orchard Drive, Suite #110
Folsom, CA  95630
Phone: (916) 608-0707
Fax: (916) 608-0701

expect more.

PRELIMINARY GRADING AND DRAINAGE

BEAR PAW VILLAGE
APARTMENTS
OLD AUBURN ROAD

CITY OF CITRUS HEIGHTS, CA
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