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SUMMARY 
 
The applicant proposes to subdivide an approximately 19.3 gross acre parcel into 109 lots for 
single-family residential development. The site is located on the south side of Eaton Road, 
between Morseman and Burnap Avenues. The site is currently undeveloped. 
 
Recommendation: 
 
Planning staff recommends that the Planning Commission adopt Resolution 18-06 
(Attachment A) approving the Amber Lynn Estates Vesting Tentative Subdivision Map (S 17-
08), subject to the attached conditions. 
 
Proposed Motion: 
 
I move that the Planning Commission adopt Resolution 18-06, approving the Amber Lynn 
Estates Vesting Tentative Subdivision Map (S 17-08), based on the required findings and 
subject to the conditions contained therein. 
 
BACKGROUND 
 
The project site consists of an approximately 19 gross acres, undeveloped parcel located on 
the south side of Eaton Road, between Morseman and Burnap Avenues, in north Chico (see 
Location Map, Attachment B). The site is designated Medium Density Residential in the 
General Plan Diagram and is zoned R2 (Medium Density Residential) with 11.3-acres under 
the -AOC (Airport Overflight Zone C) overlay and 1.2-acre under the –AOB2 (Airport Overflight 
Zone B2) overlay (see Airport Land Use Compatibility Zone Map, Attachment C). The 
proposal consists of the creation of 109 lots for single-family residential development with a 
remaining 1.2-acre lot for future subdivision (see Vesting Tentative Subdivision Map, 
Attachment D). The lot sizes will range in size from 3,960 square feet (SF) to 8,500 SF, with 
an average lot size of 4,500 SF. Typical lots would be 44 feet wide and 90 feet deep. The 
proposed density is 6.0 dwelling units per gross acre. Approximately 6.8 acres is to be 
dedicated for public right-of-way. All utilities are available to serve the project and the new 
homes would be connected to Cal Water and City sewer. 
 
Street frontage adjacent to the project site includes Eaton Road, Burnap and Morseman 
Avenues, which are currently improved to rural standards. The proposed project would include 
two access roadways, one on Eaton Road directly across from Johnny Lane, and one on 
Morseman Avenue directly across from Marcia Court. Additionally, 15 of the lots would front 
Morseman Avenue with driveways directly accessing the roadway (Lots 1 – 15). Emergency 
access would be adequately provided by the two points of ingress and egress. The applicant 
will be required to install full public improvements including vertical curb, gutter, parkway and 
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sidewalk along the project frontage. Dedication of additional right-of-way will be required for all 
three streets. Abutter’s rights of access, with the exception of approved internal access points 
into the project, will be conveyed to the City for the Eaton Road street frontage. 
 
Site Conditions and Context 
 
The triangularly-shaped site is highly disturbed and previously contained a single-family 
residence which has been removed. The topography of the project site is relatively flat with 
various trees along the property boundaries. Surrounding uses consist of predominantly single-
family residential development on nearly all sides. Undeveloped agricultural land is located 
northwest of the site across Eaton Road.  
 
Previous Approvals 
 
On August 7, 2007, the Chico City Council adopted a General Plan Amendment and Rezone, 
which established the current Medium Density Residential designation and R2 zoning for the 
Tuscan Village Project (Resolution 106-07). The Tuscan Village Project comprised 76 single-
family residential homes, 19 second dwelling units, 105 multi-family residential units, 
approximately 1.8 acres of commercial uses, along with associated open space and related 
streets. The proposed density was 12.8 units per gross acre (u/a).  
 
On July 17, 2008, the Chico Planning Commission adopted a Vesting Tentative Subdivision 
Map and Planned Development Permit for the Tuscan Village Project (Resolution No. 08-15). 
This approval consisted of development of the site with 76 single-family residential homes and 
79 multi-family residential units, along with associated open space and related streets (see 
Previously Approved Tuscan Village Project, Attachment E). The proposed density was 8.4 
u/a.  
 
On July 14, 2017, the City of Chico Map Advisory Committee approved a three-year extension 
of time for the Tuscan Village Vesting Tentative Subdivision Map pursuant to Subdivision Map 
Act 66452.6(e), resulting in a new expiration date of July 17, 2020.  
 
Neighborhood Meeting  
 
A neighborhood meeting was conducted at the project site on January 17, 2018 to review an 
earlier version of the project that included the subdivision of Lot X and access to Morseman 
Avenue directly across from Sandi Drive. This earlier iteration proposed nine lots within the 
1.2-acre portion of the site (Lot X). The meeting was attended by approximately 40 neighbors, 
including four members of the applicant team and planning staff from the City of Chico. The 
main issues of concern voiced by the neighbors was the anticipated traffic volume produced 
by the proposed development, the path of travel for future residents of the proposed 
subdivision, and the future design of Eaton Road.  
 
In response to concerns raised at the meeting, the developer redesigned the project to have 
access to Morseman Avenue opposite of Marcia Court instead of Sandi Drive.  
 
GENERAL PLAN 
 
The General Plan’s Medium Density Residential designation is characterized by “duplexes, 
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small apartment complexes, single-family attached homes such as town homes and 
condominiums, and single-family detached homes on small lots.”  With a residential density of 
6.0 units per acre, the project is within the allowable range of 6 to 14 units per acre. 
Furthermore, the previously approved project and its densities were included in the 2030 
General Plan and its Environmental Impact Report as the intended build-out of the site. 
 
The following General Plan policies are applicable to the project: 
 

CD-5: Support infill and redevelopment compatible with the surrounding 
neighborhood. 

 
CD-5.1:  Ensure that new development and redevelopment reinforces the desirable 

elements of its neighborhood including architectural scale, style, and setback 
patterns. 

 
H-1: Increase equal housing opportunities. 
 
H-3: Promote the construction of a wide range of housing types. 
 
LU-4: Promote compatible infill development. 
 
LU-4.2: Support infill development, redevelopment, and rehabilitation projects that are 

compatible with surrounding properties and neighborhoods. 
 
LU-4.2.2: For projects proposed on or adjacent to residentially zoned property, which 

require a discretionary approval by the Planning Commission or City Council, 
require applicants to have a pre-application neighborhood meeting with 
interested parties in the respective neighborhood to hear issues and consider 
input.   

 
LU-4.3: For residential infill projects outside of Opportunity Sites and Special Planning 

Areas, maintaining neighborhood character may take precedence over meeting 
density goals.  It may be necessary to limit project density, within the allowable 
density range, to ensure compatibility. 

 
The proposal is consistent with General Plan policies that encourage compatible infill 
development (CD-5, LU-4 and LU-4.2), holding a pre-application neighborhood meeting (LU-
4.2.2), and providing a variety of property sizes while maintaining neighborhood character (H-
1, H-3, and LU-4.3).  In summary, the proposal is consistent with the General Plan in several 
aspects as noted above.  
 
DISCUSSION 
 
Subdivision Design   
 
The proposed subdivision design provides generally compatible residential infill development 
with lot sizes, density, and cul-de-sac design that are consistent with surrounding 
development.  At 6.0 units per acre, the project density is within the allowable range for the 
proposed land use designation and zoning and meets the minimum density allowed for the 
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Medium Density Residential designation. Existing subdivisions in the vicinity have been 
developed with less density, although in a similar single-family detached residential 
development format.  
 
As a result of the site’s location within Airport Overflight Zone C for the Chico Municipal Airport, 
standard conditions are included on Exhibit II of the resolution requiring certain airspace 
easements and notifications to be recorded on the project parcels. Future residential 
development (e.g., nine homes) on Lot X, the portion of the site located within Airport Overflight 
Zone B2 for the Chico Municipal Airport would be subject to a separate future application 
process (see Butte County Airport Land Use Commission Consistency Determination, 
Attachment F).  
 
Neighborhood Compatibility 
 
In comparison to the previously approved Tuscan Village project, the proposed project is more 
compatible with the surrounding neighborhood. As discussed, the Tuscan Village project 
included a mix of multi-family and single-family residential development while the proposed 
project only involves the creation of single-family residential development. The creation of only 
single-family residential lots is more consistent with the surrounding low density residential 
neighborhood environment which exists today. Additionally, the proposed subdivision is 
designed to reduce impacts on neighboring properties through physical separation including 
the proposed widening of Morseman Avenue and installation of the sound wall and landscaping 
along Eaton Road.  
 
Requests for Modifications of Subdivision Design Criteria and Improvement Standards 
 
Due to the unique parcel configuration and internal subdivision design, modifications of Title 
18R Subdivision Design Criteria and Improvement Standards are requested as part of the 
approval, including: 
 

1. Non-right angle and non-radial lot lines; 
2. Horizontal roadway curves at centerline less than as specified in 18R.08.020.D; 
3. Double frontage lots; 
4. Back-up lots; and 
5. Non-standard street cross sections. 

 
Staff believes the requested modifications to design criteria are justified due to the unique 
parcel configuration, surrounding development, and street pattern (See Resolution No. 18-06, 
Attachment A, for findings of Modification Requests). 
 
Environmental Review 
 
Updated traffic, air quality and, greenhouse gas analyses were prepared in order to determine 
if any changes occurred relative to the significance of the previously evaluated environmental 
impacts. The updated technical studies concluded that there was no change in significance 
conclusions from the previously adopted Tuscan Village Initial Study and Mitigated Negative 
Declaration. An Addendum to the Tuscan Village Initial Study and Mitigated Negative 
Declaration was prepared for the project pursuant to CEQA Guidelines §15164 (see 
Attachment A, Exhibit I). Pursuant to CEQA §15162, an Addendum is the appropriate CEQA 
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document when the following criteria apply: 
 

• No substantial changes are proposed in the project which will require major revisions 
of the previous negative declaration due to the involvement of new significant 
environmental effects or a substantial increase in the severity of previously identified 
significant effects. 

• No substantial changes have occurred with respect to the circumstances under which 
the project is undertaken which will require major revisions of the previous negative 
declaration due to the involvement of new significant environmental effects or a 
substantial increase in the severity of previously identified significant effects. 

• No new information of substantial importance, which was not known and could not have 
been known with the exercise of reasonable diligence at the time the negative 
declaration was adopted, shows that the project would have new or substantially more 
severe impacts than previously examined. 
 

The basis of the original Tuscan Village Initial Study and Mitigated Negative Declaration was 
used for all previous approvals for the project site as discussed above. The current subdivision 
proposal would not result in any new significant impacts or increase in the severity of impacts 
identified in the Initial Study prepared for the Tuscan Village Project.  
 
The Addendum is included as Exhibit I of the resolution, and all the mitigation measures have 
been included as conditions of approval on Exhibit II of the resolution (Attachment A).  
 
The three mitigation measures identified, include: 

1) Incorporating air quality Best Management Practices (BMPs) during construction;  
2) Halting construction if cultural resources are discovered during excavation activities; 

and 
3) Developing measures to decrease traffic noise impacts along Eaton Road.   

 
A minor technical change was made to Mitigation Measure I.1 (Noise). Specifically, removing 
lot numbers to accommodate the proposed project’s lot configuration and correcting the Sound 
Transmission Class rating. All changes are shown in the attached Addendum. All other 
mitigation measures remain applicable to the proposed project and no additional changes were 
made.  
 
Pursuant to CEQA §15164(c) and (d), an Addendum need not be circulated for public review, 
but shall be considered by the decision-making body prior to making a decision on the project. 
During circulation of the proposed Vesting Tentative Subdivision Map, staff received agency 
comments from Caltrans and Butte County Air Quality Management District (see Agency 
Comments, Attachment G). Staff’s responses to the agency comment letters are also included 
and no major issues were identified. 
 
FINDINGS 
 
Modification to Subdivision Design Criteria Finding 
 
As established in CMC 18.44, a modification to the city’s subdivision design criteria or 
improvement standards may only be approved if one of the six findings listed in that chapter 
can be made. For this project, the finding in CMC 18.44.020(E) can be made:  
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E. That the subdivision is of such a size or shape, and/or is affected by such topographic 

or soil conditions that render it impossible, impractical or undesirable, in the particular 
case, to conform to the design criteria and improvement standards, as set forth in Title 
18R of this code, and that modification of such design criteria and improvement 
standards is necessary by reason of such subdivision characteristics or conditions.    

 
In the case of the proposed map, allowing backup lots, double frontage lots, non-right angle 
and non-radial lot lines, and a 100-foot centerline radius at the intersection of Road B and C 
and at the intersection of Road B and D, would allow for an acceptable lot configuration that 
fits within the irregularly shaped parcel and is compatible with Title 18R and 19. The existing 
lot is a unique shape as it is located between three existing improved streets and varies in 
depth and width. Therefore, pursuant to Finding E, the unique triangular parcel shape renders 
it impractical to have standard lot shapes and sizes. The modifications requested are 
necessary to meet other standards within Title 18R and 19.  
 
The requested modifications are relatively minor in scope and balances neighborhood 
compatibility with detached single-family residential development and General Plan 
consistency. 
 
Subdivision Findings (CMC Section 18.18.070.B) 
 
Pursuant to Chico Municipal Code Section 18.18.070, the Planning Commission is to consider 
the evidence presented in the application materials, staff report, and public hearing, and then 
base its action on the conformity of the subdivision map with the subdivision regulations and 
on the design of the proposed subdivision. In order to approve a subdivision map, the Planning 
Commission must find that the map and its design conform with all applicable requirements of 
Title 18 and Title 19 of the Chico Municipal Code, and that the subdivision map and its design 
are consistent with the Chico General Plan.  
 
As supported by the Conditions of Approval and the Subdivision Report (Exhibits II and III to 
Attachment A), and this staff report, the proposed subdivision map and its design conform 
with the requirements of Title 18 and Title 19 of the Chico Municipal Code, and would be 
consistent with the Chico General Plan. 
 
PUBLIC CONTACT 
 
A 10-day public hearing notice was mailed to all landowners and residents within 500 feet of 
the site and a legal notice was published in the Chico Enterprise Record. Attachment H 
includes public comment letters and correspondence from residents prior to and following the 
neighborhood meeting. Any correspondence received within the 10-day noticing period will be 
presented at the public hearing.    
 
DISTRIBUTION: 
PC Distribution 
Kimber Gutierrez, Associate Planner 
File:  S 17-08 
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External 
Kevin Avila, 250 Vallombrosa Avenue, Suite 175, Chico, CA 95926 
 Email: ldepweq@gmail.com  
Rolls, Anderson & Rolls, Attn. Paul Rabo, 115 Yellowstone Drive, Chico, CA 95973 
 Email: prabo@rarcivil.com  
Christine Persson, 3013 Sandi Drive, Chico, CA 95973  
 Email: Cpersson18@gmail.com  
Andy Willhoit, 3017 Sandi Drive, Chico, CA 95973 
Lauren and Dustin Gunter, 598 Kings Canyon Way, Chico, CA 95973 
 Email: laurencgunter@gmail.com  
Greg Funk, 705 Lawn Drive, Chico, CA 95973 
 Email: thehoneybunnies@sbcglobal.net  
Lynne Bellante, 3115 Michael Way, Chico, CA 95973 
 Email:  lynnebell@sbcglobal.net   
Maureen Kirk 
 Email: mkirk@buttecounty.net   
Kevin Serrao, 2999 Sandi Drive, Chico, CA 95973 
 Email: kevindserrao@gmail.com   
Betina Baur 
 Email: bbaurmt@sbcglobal.net  
 
ATTACHMENTS: 

A. Planning Commission Resolution No. 18-06 
  Exhibit I Addendum Initial Study and Mitigated Negative Declaration  
  Exhibit II  Conditions of Approval 
  Exhibit III Subdivision Report 

B. Location Map 
C. Airport Land Use Compatibility Zone Map 
D. Vesting Tentative Subdivision Map 
E. Previously Approved Tuscan Village Project 
F. Butte County Airport Land Use Commission Consistency Determination 
G. Agency Comment Letters  
H. Comment Letters and Correspondence 
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  RESOLUTION NO. 18-06 1 

 2 

 3 

4 

WHEREAS, an application has been submitted to subdivide a 19-gross acre site into 109 5 

single-family residential lots on the south side of Eaton Road, identified as Accessor’s Parcel No. 6 

007-190-022 (the “Project”); and7 

WHEREAS, the previously approved Tuscan Village project approved by the Planning 8 

Commission on July 17, 2008 (Resolution No. 08-15) is still in effect until its extended expiration 9 

date of July 17, 2020; and 10 

WHEREAS, the previously approved Tuscan Village project was approved for 76 single-11 

family residential homes and 79 multi-family residential homes; and 12 

WHEREAS, the Planning Commission has considered the revised Project, staff report, and 13 

comments submitted at a noticed public hearing held on April 5, 2018; and  14 

WHEREAS, the revised Project comprises fewer units and is less dense than the previously 15 

approved Tuscan Village project; and  16 

WHEREAS, the Planning Commission has considered the addendum to the Tuscan Village 17 

initial study and mitigated negative declaration prepared pursuant to the California Environmental 18 

Quality Act Guidelines Section 15162 and 15164; and  19 

WHEREAS, the prepared addendum Tuscan Village initial study and proposed mitigated 20 

negative declaration concluded that the Project, with mitigation included, will not result in a 21 

significant impact on the environment. 22 

NOW, THEREFORE, BE IT RESOLVED BY THE PLANNING COMMISSION OF 23 

THE CITY OF CHICO AS FOLLOWS: 24 

1. With regard to the addendum Tuscan Village initial study and mitigated negative declaration25 

the Planning Commission finds that:26 

A. An addendum to the adopted Tuscan Village mitigation negative declaration is the27 

appropriate California Environmental Quality Act document as the following criteria28 

RESOLUTION OF THE CITY OF CHICO PLANNING COMMISSION  
APPROVING VESTING TENTATIVE SUBDIVISION MAP S 17-08 

(Amber Lynn Estates)  
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apply to the revised Project (California Environmental Quality Act Guidelines Section 1 

15162); 2 

1. No substantial changes are proposed in the project which will require major revisions3 

of the previous negative declaration due to the involvement of new significant4 

environmental effects or a substantial increase in the severity of previously identified5 

significant effects.6 

2. No substantial changes have occurred with respect to the circumstances under which7 

the project is undertaken which will require major revisions of the previous negative8 

declaration due to the involvement of new significant environmental effects or a9 

substantial increase in the severity of previously identified significant effects.10 

3. No new information of substantial importance, which was not known and could not11 

have been known with the exercise of reasonable diligence at the time the negative12 

declaration was adopted, shows that the project would have new or substantially more13 

severe impacts than previously examined.14 

B. There is no substantial evidence supporting a fair argument that the Project as mitigated,15 

may have a significant effect on the environment;16 

C. The mitigated negative declaration has been prepared in conformance with the provisions17 

of the California Environmental Quality Act and the Chico Municipal Code Chapter 1.40,18 

“Environmental Review Guidelines”;19 

D. Mitigation Measure I.1 (Noise)  has been updated to accommodate the revised Project’s20 

lot configuration and to correct the Sound Transmission Class rating typo;21 

E. In accordance with Section 15154 of the California Environmental Quality Act22 

Guidelines, the Project will not result in a safety hazard or noise problem for persons using23 

the Chico Municipal Airport or for persons residing or working in the Project area; and24 

F. The addendum to an initial study and mitigated negative declaration prepared for the25 

revised Project reflects the independent judgment of the City of Chico Planning26 

Commission.27 

2. With regard to the vesting tentative map the Planning Commission finds that:28 
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A. The overall density of the Project is 6.0 dwelling units per gross acre, which is consistent1 

with the Chico General Plan Diagram designation of Medium Density Residential and the2 

provisions in Title 19 of the Chico Municipal Code;3 

B. No substantial evidence has been presented that would require disapproval of the Project4 

pursuant to Government Code Section 66474;5 

C. The requested modifications to the City’s subdivision design criteria and improvement6 

standards are acceptable, due to the unique parcel configuration, surrounding7 

development and street pattern, rendering it undesirable to strictly conform to the design8 

criteria and improvement standards set forth in Title 18R; and9 

D. As supported by the subdivision report prepared for the Project, and the agenda report,10 

the Project and its design conform with both the requirements of Title 18 and 19 of the11 

Chico Municipal Code and the Chico General Plan.12 

3. Based on all of the above, the Planning Commission hereby:13 

A. Considers the addendum to the mitigated negative declaration and mitigation monitoring14 

program as set forth in Exhibit I, attached hereto, as the appropriate California15 

Environmental Quality Act document for the revised Project; and16 

B. Approves the Project, subject to the conditions set forth in Exhibit II, and the provisions17 

of the Subdivision Report set forth in Exhibit III, attached hereto.18 

4. The Planning Commission hereby specifies that the materials and documents which constitute19 

the record of proceedings upon which its decision is based are located at and under the custody20 

of the City of Chico Community Development Department.21 

THE FOREGOING RESOLUTION WAS ADOPTED at a meeting of the Planning 22 

Commission of the City of Chico held on April 5, 2018, by the following vote: 23 

/// 24 

/// 25 

/// 26 

/// 27 

/// 28 

Attachment A



Page 4 of  4 

AYES:  1 

NOES:  2 

ABSENT:  3 

ABSTAIN:   4 

DISQUALIFIED: 5 

6 

ATTEST: APPROVED AS TO FORM: 7 
8 

__________________________ ______________________________ 9 
BRUCE AMBO  Vincent C. Ewing, City Attorney* 10 
Planning Commission Secretary 11 

*Pursuant to The Charter of12 
the City of Chico, Section 906(E)13 
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ADDENDUM TO AN INITIAL STUDY AND 

MITIGATED NEGATIVE DECLARATION 
CITY OF CHICO PLANNING DIVISION 

 
 
The City of Chico has prepared an Addendum for the Tuscan Village Mitigated Negative 
Declaration (MND) and Initial Study (IS), pursuant to the California Environmental Quality Act 
(CEQA). The proposal involves subdivision of an existing 19.3 gross acre site to create 109 single-
family residential lots and one 1.2-acre lot (Lot X). Since the proposed subdivision change would 
alter the operational analysis for some topics in the CEQA document, this Addendum provides 
the substantial evidence for the administrative record to demonstrate that no changes to the 
significance findings have occurred, nor have new significant impacts been identified, to warrant 
a supplemental MND.  
 
CEQA GUIDELINES 
 
The CEQA recognizes that one or more of the following changes may occur between the date a 
MND is adopted and a project is fully implemented: 
 

1) the scope of the project may change; 
2) the environmental setting in which the project is located may change; 
3) certain environmental laws, regulations, or policies may change; and/or 
4) previously unknown information may arise. 

 
CEQA requires a Lead Agency to evaluate these changes and determine whether they are 
significant or otherwise substantially affect the conclusions in a previously certified [or adopted] 
environmental document. 
 
The CEQA Guidelines §15162 describes a process for determining whether a subsequent 
IS/MND is warranted: 
 

a) When an EIR has been certified or a negative declaration is adopted for a project, no 
subsequent MND shall be prepared for that project unless the lead agency determines, 
on the basis of substantial evidence in the light of the whole record, one or more of the 
following: 

1) Substantial changes are proposed in the project which will require major revisions 
of the previous EIR or negative declaration due to the involvement of new 
significant environmental effects or a substantial increase in the severity of 
previously identified significant effects; 

2) Substantial changes occur with respect to the circumstances under which the 
project is undertaken which will require major revisions of the previous EIR or 
negative declaration due to the involvement of new significant environmental 
effects or a substantial increase in the severity of previously identified effects; or 

3) New information of substantial importance, which was not known and could not 
have been known with the exercise of reasonable diligence at the time the previous 
EIR was certified as complete or the Negative Declaration was adopted, shows 
any of the following: 

A) The project will have one or more significant effects not discussed in the 
previous EIR or negative declaration; 

B) Significant effects previously examined will be substantially more severe 
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than shown in the previous EIR; 
C) Mitigation measures or alternatives previously found not to be feasible 

would in fact be feasible, and would substantially reduce one or more 
significant effects of the project, but the project proponents decline to 
adopt the mitigation measure or alternative; or 

D) Mitigation measures or alternatives which are considerably different from 
those analyzed in the previous MND would substantially reduce one or 
more significant effects on the environment, but the project proponents 
decline to adopt the mitigation measure or alternative. 

 
Under CEQA Guidelines §15164, an Addendum to an adopted negative declaration is appropriate 
if only minor technical changes or additions are necessary or none of the conditions excerpted 
above (CEQA Guidelines §15162) have occurred. The Addendum need not be circulated for 
public review (CEQA Guidelines §15164[c]); however, an addendum is to be considered by the 
decision making body prior to making a decision on the project (CEQA Guidelines §15164[d]). 
The CEQA Guidelines (§15164(e)) states that a brief explanation of the decision not to prepare a 
subsequent EIR [or MND] pursuant to §15162 should be included in an addendum to an EIR [or 
MND], the lead agency’s findings on the project, or elsewhere in the record. The explanation must 
be supported by substantial evidence. 
 
BACKGROUND 
 
On August 7, 2007, the City of Chico City Council adopted a Mitigated Negative Declaration for a 
General Plan Amendment and Rezone, which established the current Medium Density 
Residential designation and R2 zoning for the Tuscan Village Project (Resolution 106-07). The 
Tuscan Village Project comprised 76 single-family residential homes, 19 second dwelling units, 
105 multi-family residential units, approximately 1.8 acres of commercial uses, along with 
associated open space and related streets. The proposed density was 12.8 units per gross acre 
(u/a). For purposes of this Addendum this approval will be known as the Previously Analyzed 
Project. 
 
On July 17, 2008, the Chico Planning Commission adopted a Vesting Tentative Subdivision Map 
and Planned Development Permit for the Tuscan Village Project (Resolution No. 08-15). This 
approval consisted of the development of the approximately 19-acre site with 76 single-family 
residential homes and 79 multi-family residential units, along with associated open space and 
related streets. The proposed density was 8.4 u/a. For purposes of this Addendum this approval 
will be known as the Previously Approved Project. The Previously Approved Project was found 
within the scope of the MND for the Previously Analyzed Project adopted by the City Council in 
2007.  
 
On July 14, 2017, the City of Chico Map Advisory Committee approved a three year extension of 
time for the Previously Approved Project pursuant to Subdivision Map Act 66452.6(e), resulting 
in a new expiration date of July 17, 2020. This extension was also found within the scope of the 
MND for the Previously Analyzed Project adopted by the City Council in 2007.  
 
Since adoption of the MND, revised plans have been submitted for approval of a Vesting Tentative 
Subdivision Map titled Amber Lynn Estates (S 17-08) for the 19-acre site. For purposes of this 
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Addendum this submittal will be known as the Proposed Project.  
 
PROPOSED PROJECT DESCRIPTION   
 
The Proposed Project consists of the creation of 109 lots for single-family residential development 
with a remaining 1.2-acre lot for future subdivision. For purposes of this Addendum, the analysis 
includes the subdivision of Lot X into nine single-family residential lots resulting in a 118-lot 
subdivision. The lot sizes will range in size from 3,960 square feet (SF) to 8,500 SF, with an 
average lot size of 4,500 SF. Typical lots would be 44 feet wide and 90 feet deep. The proposed 
density is 6.0 dwelling units per gross acre. The project site consists of a 19.3-gross acre parcel, 
with approximately 6.8 acres to be dedicated for public right-of-way. All utilities are available to 
serve the project and the new homes would be connected to Cal Water and City sewer. 
 
EVALUATION OF THE PROPOSED PROJECT 
 
The MND prepared on August 7, 2007 evaluated all potential environmental impacts as required 
by the Environmental Checklist in the CEQA Guidelines, Appendix G at the time of adoption. The 
Proposed Project has been evaluated based on the submitted Vesting Tentative Map for the 
Amber Lynn Estates Subdivision (S 17-08) and updated technical studies including a Tree Health 
Assessment (Appendix A), Air Quality and Greenhouse Gas (GHG) Memorandum (Appendix B), 
and Traffic Impact Study (Appendix C). City staff has evaluated the new lot configuration and 
development for the Proposed Project for potential impacts related to every factor in the CEQA 
Checklist, including impacts that were not originally analyzed in the Tuscan Village MND 
(Appendix D).  
 
It has been determined that in comparison to the Previously Approved Project, the Proposed 
Project is more compatible with the surrounding neighborhood. The Tuscan Village project 
included a mix of multi-family and single-family residential development while the proposed 
project only involves the creation of single-family residential development. The creation of only 
single-family residential lots is more consistent with the surrounding low density residential 
neighborhood environment which exists today. Additionally, the proposed subdivision is designed 
to reduce impacts on neighboring properties through physical separation including the proposed 
widening of Morseman Avenue and installation of the sound wall and landscaping along Eaton 
Road.  
 
All impacts besides air quality and traffic remain unchanged from the adopted IS/MND. Air quality 
and traffic impacts of the Proposed Project are summarized below. 
 
Air Quality and Greenhouse Gas 
 
An air quality and greenhouse gas emissions assessment (Appendix B) was prepared by ECORP 
Consulting, Inc. (March 19, 2018) to determine if any new impacts would occur for the Proposed 
Project. The assessment concluded that the Proposed Project would not surpass any Butte 
County Air Quality Management District established thresholds of significance and would result 
in a reduction of a significant impact attributable to the Previously Analyzed Project scenario and 
subject of the MND.  
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The issue of GHG emissions and climate change impacts is not new information that was not 
known or could not have been known at the time of the approval of the MND. Accordingly, the 
City finds that GHG impacts and climate change are not “new information” under Public 
Resources Code Section 21166. Therefore, the impact of GHG emissions on climate change was 
known at the time of adoption of the MND in 2007 and therefore, under CEQA standards, it is not 
new information that requires analysis in an addendum. No supplemental environmental analysis 
of the project’s impacts on this issue is required under CEQA. Nonetheless, for purposes of full 
disclosure, the Proposed Project includes development contemplated in the scope of the General 
Plan Update EIR, and is subject to measures identified in the City-adopted Climate Action Plan 
(CAP). A GHG analysis of the Proposed Project has been provided in Appendix B and D.  
 
Traffic  
 
An updated Traffic Impact Study was prepared by Traffic Works (March 14, 2018) to determine if 
any new impacts would occur for the Proposed Project. The Proposed Project is anticipated to 
generate 1,114 daily trips, 87 AM peak hour trips and 117 PM peak hour trips. The MND 
concluded that the Previously Approved Project would generate 1,172 daily, 88 AM peak hour, 
and 104 PM peak hour trips. This shows there will be 13 more PM peak hour trips than the 
Previously Approved Project with fewer daily and AM peak hour trips. The results of the Previously 
Approved Project and the Proposed Project are essentially the same from a trip generation and 
traffic impact perspective.  
 
The Eaton Road / SR 99 Southbound Ramps intersection is expected to deteriorate to LOS F 
during the AM peak hour. The Eaton Road / SR 99 Northbound Ramps intersection is also 
expected to operate at LOS F during the AM and PM peak hours with or without the Proposed 
Project; however, the delay is not expected to increase by more than 5 seconds. The remaining 
study intersections are expected to operate at acceptable levels of service.  
 
The Eaton Road / SR 99 Southbound Ramps intersection is near its operational capacity at LOS 
E today. The City of Chico, Butte County, and Caltrans recognize that improvements will be 
needed to improve circulation and reduce congestion in the near future and have plans for major 
interchange improvements. Interim improvements have been considered by the City and deemed 
not feasible. The City and Caltrans are moving forward with long‐term interchange solutions that 
will resolve the current and future traffic capacity needs. Therefore, no intersection specific 
improvements are recommended. 

 
The Proposed Project is subject to the payment of street facility impact fees, which constitute the 
project’s fair share contribution toward addressing any traffic issues that arise as General Plan 
build out occurs. 
 
Mitigation Measures  
 
As shown below, an error was identified and technical change made to Mitigation Measure I.1 
(Noise). Specifically, removing lot numbers to accommodate the Proposed Project’s lot 
configuration and correcting the Sound Transmission Class rating. The changes are shown in 
strikeout and underline. 
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Mitigation Measure I.1 (Noise): A 6-foot high sound barrier shall be constructed along Eaton Road 
with additional linear footage subject to the Public Works Department determination. between 
garages on the parcels along  Eaton Road at a distance of 75 feet from the centerline of the road 
(at the lot line). No gaps between the wall and the structures shall be allowed. Units in lots along 
Eaton Road should have the minimum amount of window areas facing Eaton Road allowed by 
the City. Walls facing the road in these units should have a minimum of R13 wall insulation. All 
windows in all units facing Eaton Road for lots adjacent to Eaton Road should have a minimum 
Sound Transmission Control (STC) rating of 23 32. 
 
Mitigation Monitoring L.1:  Public Works shall verify the extents of the sound barrier along the 
site’s perimeter. Building Division staff shall verify residential structures constructed on lots 
adjacent to Eaton Road (proposed Lots 1 through 28 as shown on Tentative Map S 04-08) shall 
be constructed using a minimum R13 wall insulation and windows with a minimum STC rating of 
32. 
 
SUMMARY AND FINDINGS 
 
This Addendum and attached documents demonstrate that the environmental analysis, impacts, 
and mitigation requirements identified in the previously approved Tuscan Village MND remain 
substantively unchanged by the situation described herein and supports the finding that the 
Proposed Project does not raise any new issues and does not exceed the level of impacts 
identified in the previous MND/IS (Appendix E).     
 
In summary, the analysis concludes that none of the conditions described in §15162 of the CEQA 
Guidelines calling for preparation of a subsequent EIR or Negative Declaration have occurred, 
and thus an Addendum to the original MND is appropriate to satisfy CEQA requirements for the 
Proposed Project. Furthermore, all  mitigation measures contained in the Tuscan Village 
Mitigation Monitoring and Reporting Program will remain in effect with the identified minor 
technical changes.  
 
 
 
Prepared by:     
 Kimber Gutierrez, Associate Planner  Date 
 Community Development Department 
 
 
Adopted via: Resolution No:18-06  04/05/18  
 City of Chico Planning Commission  Date 
 
 
List of Appendices: 
 
Each appendix listed below is available at City Hall (411 Main Street, 2nd Floor) or on the City of Chico’s 
website at http://www.chico.ca.us/planning_services/OtherPlanningDocumentsandReports.asp (Public 
Review Documents - Amber Lynn Estates Project). 

 

http://www.chico.ca.us/planning_services/OtherPlanningDocumentsandReports.asp
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Appendix A – Tree Health Assessment for the Amber Lynn Estates Property 
Appendix B – Tuscan Village Addendum Air Quality and Greenhouse Gas Emissions 
Appendix C – Addendum Traffic Impact Study 
Appendix D – Environmental Impact Analysis for Amber Lynn Estates  
Appendix E – Tuscan Village Initial Study/Mitigated Negative Declaration 
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EXHIBIT “II”  
CONDITIONS OF APPROVAL 

Amber Lynn Estates Vesting Tentative Subdivision Map S 17-08 
 

1. The creation and improvement of 109 lots is authorized, as depicted on the “Amber 
Lynn Estates – Vesting Tentative Subdivision Map (S 17-07)” and accompanying 
project materials date stamped February 27, 2018, except as revised by any other 
condition of approval. 

 
2. All development shall comply with all other State and local Code provisions, as 

well as any applicable requirements of the Fire Department, the Public Works 
Department, Butte County Environmental Health, and the Community 
Development Department. The developer is responsible for contacting these 
offices to verify the need for permits. 
 

3. In the event that all fees have not been paid prior to recordation of the final map, 
the following notation shall be included on the final map: 
 
“In accordance with the provisions of the Chico Municipal Code, a transportation facility fee, park 
facility fee, and building and equipment fee may be assessed and levied upon the owner of any lot 
or parcel within this subdivision at the time a new building or structure is constructed on such lot or 
parcel, at the time an alteration or addition is made to an existing building or structure constructed 
on such lot or parcel which results in the expansion of building or structure, or at the time of a 
change in use of an existing building or structure constructed on the lot or parcel. In addition, a 
storm drainage facility fee may be assessed and levied upon the owner of any lot or parcel within 
this subdivision at the time such lot or parcel is first used for any residential or nonresidential 
purpose, at the time the area of the lot or parcel devoted to such residential or nonresidential use 
is expanded, or at the time of a change in the use of the lot or parcel. Such transportation facility 
fee, park facility fee, building and equipment fee and storm drainage facility fee will be calculated 
from the schedule of such fees adopted by resolution of the City Council and in effect on the date 
of approval of such final map or parcel map, together with any adjustments to such schedules of 
fees made in accordance with the provisions of the Chico Municipal Code subsequent to the date 
of approval of the final map or parcel map to account for any changes in the type or extent of 
transportation facilities, park facilities, buildings and equipment and/or storm drainage facilities 
which will be required as a result of the development and/or use of real property during the period 
upon which such fees are based, any change in the estimated cost of the transportation facilities, 
park facilities, buildings and equipment and/or storm drainage facilities upon which such fees are 
based, or any change in that portion of the estimated cost of such transportation facilities, park 
facilities, buildings and equipment and/or storm drainage facilities which cannot be funded from 
revenue sources available to the City other than such fees.” 

 
4. Prior to recording the final map, any taxes and/or assessments against the 

property shall be paid. 
 

5. Impacts to school facilities within the Chico Unified School District shall be fully 
mitigated by payment of school impact fees to the extent permitted by State Law. 
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6. No future development shall have wood-burning stoves or fireplaces.  

 
7. Any future project within Lot X (Airport Overflight Zone B2) shall undergo a 

consistency review determination by the Butte County Airport Land Use 
Commission. 

 
8. Prior to recordation of the final map, record as a separate instrument an Avigation 

Easement dedication with Acknowledgement of Airport Proximity.   
 

9. Prior to recordation of the final map, record as a separate instrument a Recorded 
Overflight Notification. 
 

10. Place a note on a separate document which is to be recorded concurrently with 
the final map or on an additional map sheet that states: “An Avigation Easement 
is recorded above the parcels for the Chico Municipal Airport and acknowledging 
any and all existing or potential airport operational impacts.” 
 

11. Place a note on a separate document which is to be recorded concurrently with 
the final map or on an additional map sheet that states: “The project parcels are in 
the proximity of the Chico Municipal Airport and are subject to aircraft overflight.” 
 

12. Place a note on a separate document which is to be recorded concurrently with 
the final map or on an additional map sheet that states: “Airspace review by the 
Airport Land Use Commission is required for all objects over 70 feet in height 
above ground level.” 
 

13. As required by Chico Municipal Code (CMC) Chapter 16.66, existing trees 
removed from the site shall be replaced as follows: 
 

a. On-site.  For every six inches in DBH removed, a new 15-gallon tree shall 
be planted on-site. Replacement trees shall be of similar species, unless 
otherwise approved by the urban forest manager, and shall be placed in 
areas dedicated for tree plantings.  New plantings’ survival shall be ensured 
for three years after the date of planting and shall be verified by the applicant 
upon request by the director.  If any replacement trees die or fail within the 
first three years of their planting, then the applicant shall pay an in-lieu fee 
as established by a fee schedule adopted by the City Council. 

 
b. Off-site.  If it is not feasible or desirable to plant replacement trees on-site, 

payment of an in-lieu fee as established by a fee schedule adopted by the 
City Council shall be required. 

 
c. Replacement trees shall not receive credit as satisfying shade or street tree 
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requirements otherwise mandated by the CMC. 
 

d. All trees not approved for removal shall be preserved on and adjacent to 
the project site.  A tree preservation plan, shall be prepared by the project 
developer pursuant to CMC 16.66.110 and 19.68.060 for review and 
approval by planning staff prior to any ground-disturbing activities. The plan 
shall note measures that are to be taken for above and below ground 
impacts on trees that are to remain, and best management practices to 
ensure their survivability, including fencing around drip lines and methods 
for excavation within the drip lines of protected trees to be preserved.  

 
e. Removal of trees shall take place outside the bird nesting season (February 

1 to October 1).  In the event trees need to be removed during the nesting 
season, a nesting bird study shall be submitted noting that no birds are 
present. 

 
Mitigation Measures from the Addendum to Tuscan Village Initial Study/Mitigated 
Negative Declaration: 
 

14. MITIGATION B.1 (Air Quality): To minimize fugitive dust during construction 
activities and ensure enforcement of General Plan policies pertaining to air quality, 
the following mitigation measures shall be included in all future construction plans 
and documents for the subject parcels: 

a. All grading operations shall be suspended when winds (as instantaneous 
gusts) exceed 20 miles per hour as directed by the BCAQMD. 

b. Provide temporary traffic control during all phases of construction to 
improve traffic flow (e.g. flag persons) as determined appropriate by the 
Engineering Division 

c. Water active construction sites at least twice daily as directed by the 
Engineering Division. Frequency should be based on the type of operation, 
soil, and wind exposure. 

d. All trucks hauling dirt, sand, soil, or other loose materials should be covered 
or should maintain at least two feet of freeboard (i.e. minimum vertical 
distance between top of the load and the trailer in accordance with the 
requirements of CVC Section 23114. This provision is enforced by local law 
enforcement agencies. 

e. Sweep streets at the end of the day if visible soil materials are carried onto 
adjacent public paved roads (recommend water sweeper with reclaimed 
water). 

f. Cover inactive storage piles. 
g. Post a publicly visible sign with the telephone number and person to contact 

regarding dust complaints. This person shall respond and take corrective 
action within 24 hours. The telephone number of the BCAQMD shall also 
be visible to ensure compliance with BCAQMD Rule 201 & 207 (Nuisance 
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and Fugitive Dust Emissions) 
 

15. MITIGATION D.1 (Cultural Resources): Development Engineering staff with the 
Engineering Division will ensure that a note be placed on the final grading plans 
and improvement plans which states “Should cultural resources be encountered, 
the supervising contractor shall be responsible for reporting any such findings to 
the Planning Division, and a qualified archaeologist will be contacted to conduct 
meetings with on-site employees and monitor the required mitigation measures.” 
All mitigation measures determined by the Planning Director to be appropriate for 
this project shall be implemented pursuant to the terms of the archaeologist’s 
report. 
 

16. MITIGATION I.1 (Noise): A 6-foot high sound barrier shall be constructed along 
Eaton Road with additional linear footage subject to the Public Works Department 
determination. Units in lots along Eaton Road should have the minimum amount 
of window areas facing Eaton Road allowed by the City. Walls facing the road in 
these units should have a minimum of R13 wall insulation. All windows in all units 
facing Eaton Road for lots adjacent to Eaton Road should have a minimum Sound 
Transmission Control (STC) rating of 32. 
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   CITY OF CHICO MEMORANDUM 
 

 

 

TO:   Planning Commission (Mtg. 04/05/2018)  DATE: March 26, 2018 
 

FROM:  Kimber Gutierrez, Associate Planner   FILE:  S 17-06 
    

SUBJECT: Subdivision 17-08 (Amber Lynn Estates) Eaton Road, APN 047-560-120  
  

 

 

Staff received a letter from the Department of Transportation (District 3) on March 15, 2018 requesting a 

transportation impact study for the proposed project (Attachment 1). In response, staff has been in contact 

with a Caltrans representative and explained that the proposed project is an updated subdivision design and 

is less dense than the previously analyzed and approved Tuscan Village project. Staff has sent a copy of the 

updated traffic impact study (Attachment 2).  

 

ATTACHMENTS 

Attachment 1 – Caltrans Letter dated March 15, 2018 

Attachment 2 – Email Correspondence with Caltrans Representative 
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Kimber Gutierrez

From: Kimber Gutierrez
Sent: Monday, March 26, 2018 10:58 AM
To: 'Kabirinassab, Nima@DOT'
Subject: RE: 03-2018-00079 - Amber Lynn Estates Subdivision Map

Hi Nima,  
 
Any update on a new letter or response?  
 
Thanks, 
 
Kimber Gutierrez 
Associate Planner 
 
 

From: Kabirinassab, Nima@DOT [mailto:Nima.Kabirinassab@dot.ca.gov]  
Sent: Monday, March 19, 2018 2:25 PM 
To: Kimber Gutierrez 
Subject: RE: 03‐2018‐00079 ‐ Amber Lynn Estates Subdivision Map 
 
Ok noted!! 
 

From: Kimber Gutierrez [mailto:kimber.gutierrez@Chicoca.gov]  
Sent: Monday, March 19, 2018 1:35 PM 
To: Kabirinassab, Nima@DOT <Nima.Kabirinassab@dot.ca.gov> 
Subject: RE: 03‐2018‐00079 ‐ Amber Lynn Estates Subdivision Map 
 
Our final reports need to be done (including attachments) by March 27th so if you can get it to me next week that would be amazing. If 
not just as soon as you can will suffice.  
 
Kimber Gutierrez 
Associate Planner 
 
 

From: Kabirinassab, Nima@DOT [mailto:Nima.Kabirinassab@dot.ca.gov]  
Sent: Monday, March 19, 2018 1:13 PM 
To: Kimber Gutierrez 
Subject: RE: 03‐2018‐00079 ‐ Amber Lynn Estates Subdivision Map 
 
Hey Kimber, 
 
Yeah no problem! Thank you for responding back quickly! I just routed the attachments you sent me, it looks as though 
it answered our concerns, but I want to be thorough. Is it ok if I have the comments ready by the 3rd of April or less? 
 
‐Thanks! 
 

From: Kimber Gutierrez [mailto:kimber.gutierrez@Chicoca.gov]  
Sent: Monday, March 19, 2018 12:48 PM 
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To: Kabirinassab, Nima@DOT <Nima.Kabirinassab@dot.ca.gov> 
Subject: RE: 03‐2018‐00079 ‐ Amber Lynn Estates Subdivision Map 
 
Hi Nima,  
 
Thank you for talking through this with me. I have attached the TIS. The addendum will be posted on the website so I will let you know 
when that is up as well.  
 
If you could issue a new letter per our discussion I would really appreciate it. The Planning Commission date for this project is April 5th.  
 
Thanks, 
 
Kimber Gutierrez 
Associate Planner 
 
 

From: Kabirinassab, Nima@DOT [mailto:Nima.Kabirinassab@dot.ca.gov]  
Sent: Thursday, March 15, 2018 3:35 PM 
To: Kimber Gutierrez 
Cc: State.Clearinghouse@opr.ca.gov 
Subject: 03‐2018‐00079 ‐ Amber Lynn Estates Subdivision Map 
 
Dear Kimber Gutierrez, 
 
Thank you for including California Department of Transportation (Caltrans) in the review for Amber Lynn Estates 
Subdivision Map. Caltrans’ new mission, vision, and goals signal a modernization of our approach to California’s 
transportation system. We review this local development for impacts to the State Highway System in keeping with our 
mission, vision and goals for sustainability/livability/economy, and safety/heath. We provide these comments consistent 
with the state’s mobility goals that support a vibrant economy, and build communities, not sprawl. 
 
Please provide our office with copies of any further actions regarding this project. We would appreciate the 
opportunity to review and comment on any changes related to this development.  
 
Please reply to this email to confirm receipt of the attached comments. 
 
If you should have any questions concerning these comments or require additional information, please feel free to 
contact me. 
 
Thank you, 
 
 

Nima Kabirinassab 
Transportation Planner 
Caltrans - District 3 
703 B Street 
Marysville, CA 95901 
(530) 741-5452 
Nima.Kabirinassab@DOT.ca.gov 
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Kimber Gutierrez

From: Jason Mandly <jmandly@bcaqmd.org>
Sent: Thursday, March 22, 2018 7:59 AM
To: Kimber Gutierrez
Subject: RE: Comments on Amber Lynn Estates Subdivision

Hi Kimber,  
 
We appreciate the response and acknowledge that the project falls below District thresholds for both annual and daily 
emissions.  
 
 
Thank you, 
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐ 
Jason Mandly 
Senior Air Quality Planner 
 
Butte County Air Quality Management District 
629 Entler Avenue, Suite 15 ‐ Chico, CA 95928 
Phone: (530) 332‐9400 ext. 108 
FAX: (530) 332‐9417 
www.butteairquality.com 

 

From: Kimber Gutierrez <kimber.gutierrez@Chicoca.gov>  
Sent: Wednesday, March 21, 2018 8:05 AM 
To: Jason Mandly <jmandly@bcaqmd.org> 
Subject: RE: Comments on Amber Lynn Estates Subdivision 
 
Hello Jason,  
 
We had our consultant prepare a response to the Air District’s comments. Please see attached. Should you have any questions please 
let me know. This project is scheduled to be presented at the April 5th Planning Commission meeting. If you plan on writing a response I 
ask that you send it in as soon as possible.  
 
Thank you for your comments, 
 
Kimber Gutierrez 
Associate Planner 
 
 

From: Jason Mandly [mailto:jmandly@bcaqmd.org]  
Sent: Thursday, March 15, 2018 8:29 AM 
To: Kimber Gutierrez 
Subject: Comments on Amber Lynn Estates Subdivision 
 
Hi Kimber,  
 
Thanks again for providing additional information about the Amber Lynn Estates project. We did have several comments 
(attached). I mainly wanted to highlight that our District does have tons/yr thresholds in addition to lbs/day thresholds 
for certain construction‐related pollutants (so your consultants can be aware in the future). Additionally, we recognize 
that this project overall has less of an air quality impact than previously studied projects at that location.  
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Thanks,  
‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐ 
Jason Mandly 
Senior Air Quality Planner 
 
Butte County Air Quality Management District 
629 Entler Avenue, Suite 15 ‐ Chico, CA 95928 
Phone: (530) 332‐9400 ext. 108 
FAX: (530) 332‐9417 
www.butteairquality.com 
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Kimber Gutierrez

From: Kimber Gutierrez
Sent: Wednesday, February 14, 2018 8:21 AM
To: 'bbaurmt'
Subject: RE: Amber Lynn (Eaton-Morseman Lot Development)

Hello Betina,  
 
Thank you for reaching out and sharing your concerns. I have added your contact information to the project's interested parties list and 
will include your email as part of the public record. There is a more extensive traffic study being done and the map is currently 
undergoing an internal completeness review. There are no plans for a follow-up neighborhood meeting as the applicant is only required 
to do one. The next meeting where notices will be sent out is for the Planning Commission, which has not been scheduled at this time.  
 
Please let me know if you have any further questions.  
 
Thank you,  
 
Kimber Gutierrez 
Associate Planner 
 
 

From: bbaurmt [mailto:bbaurmt@sbcglobal.net]  
Sent: Wednesday, February 14, 2018 7:29 AM 
To: Kimber Gutierrez 
Subject: Amber Lynn (Eaton‐Morseman Lot Development) 

 
Hello Kimber, 
Can you please add me to the mailing group regarding the Amber Lynn Development off Eaton/Morseman.  I 
am just out of the 500ft notification zone (by a few feet) but have concerns about traffic and road improvement 
plans as I am on the South corner of Morseman and Sandi.  I also heard original plans of a median on Eaton 
Road. That poses great concern for the traffic in our development and limited access to the highway without 
using neighborhood streets. (Morseman/Sandi/Lawn). 
I noticed 2 cameras, one at Eaton/Morseman and one at Eaton/99 but only saw them up for one day.  Is there a 
more extensive traffic study planned?   
Are there plans for a follow-up meeting at this time? 
I appreciate your help. 
Sincerely, 
Betina Baur 
bbaurmt@sbcglobal.net  
 
 
 
Sent from my Verizon, Samsung Galaxy smartphone 
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Kimber Gutierrez

From: Kevin Serrao <kevindserrao@gmail.com>
Sent: Friday, February 09, 2018 12:55 PM
To: Kimber Gutierrez
Subject: Eaton-Morseman lot development 

Hi Kimber, 
 
I live on Sandi Dr. and got you email from a neighbor. I was not able to attend the meeting at the lot on Morseman that is going to be 
developed. Someone that did attend the meeting told me that at the meeting they were told the county was responsible for the west 
side of Morseman road and that side of the road wasn’t the city’s responsibility to improve. I wasn’t there so I don’t know if they maybe 
just misunderstood or not. I have done some research on my own and while the parcels on the west side of Morseman are in the 
county the right of way on which Morseman road is situated was annexed to the city. The right of way the city owns is 50’ wide from the 
south end of the lot all the way out to Eaton road. As the road stands now it is difficult for two cars to pass each other on the north end 
of Morseman. With this development the traffic will increase exponentially, I would like to see both sides of Morseman improved as part 
of this development either by the developer or the city. In addition to that I’m sure you are aware that the entire neighborhood would 
like to see the entrance to the development moved so it does not line up with Sandi Dr. I don’t see why there couldn’t also be a 
temporary entrance on Eaton road as well, I know the plan is to put one onto Eaton once it is improved but realistically that could be 
years after the completion of the development or never.  
 
If there is any correspondence sent out by the city to neighbors regarding the development or upcoming meetings, either by email or 
mail I would like to be included on that list. 
 
My address is 2999 Sandi Dr.  
 
Thank you for your time, 
 
Kevin Serrao  
 
 
Sent from my iPhone, please excuse and spelling or grammatical mistakes.  

kgutierrez
Text Box
Attachment H
Comment 2




3015 Sandi Drive 

Chico, CA 95973  

 

Jan 30, 2018  

 

Kimber Gutierrez 

Associate Planner  

City of Chico  

411 Main Street 

Chico, CA 95928 

 

Dear Ms. Gutierrez: 

 

I am writing this letter to comment on the development of Amber Lynn Estates, which is 

proposed to be constructed on the corner of Eaton Road and Morseman Avenue. In general, my 

view of the project is favorable.  I am pleased with the design of the development and I am 

pleased with the changes that were made from the original drawings based on resident concerns. 

The main points I wish to bring up are in regards to traffic on Morseman Avenue and congestion 

at the intersection at Morseman and Eaton.  

 

I have a concern that the intersection at Morseman Avenue and Eaton Road will be severely 

impacted by the projected increase in traffic from Amber Lynn Estates.  Previous traffic studies, 

conducted Whitlock and Weinberger transportation and submitted to the City of Chico in 2005, 

projected just under 1200 weekday vehicle trips generated from this project. Based on their 

analysis, the increased traffic would cause a “Category D” Level of Service at the Morseman-

Eaton intersection, which is not consistent with the City’s General Plan policy of maintaining a 

“Catogory C” Level of Service on residential roads.  The previous development plan addressed 

this by indicating the addition of a roundabout at the Eaton-Morseman intersection.  In the 

aforementioned traffic study it was also specifically stated that “The project should be 

conditioned to construct either a left turn lane on Eaton Road at Morseman Avenue or a single-

lane roundabout which [sic] meets Federal design guidelines.”  However, this improvement does 

not seem to be indicated on the current plans.   

 

Additionally, the current physical condition of Morseman is a concern even without the 

consideration of additional traffic.   At this point, Moresman is more-or-less a one lane road.  

Many of the cars using Morseman travel at speeds in excess of the 35 MPH posted limit, creating 

a dangerous situation. I would like to suggest that a stop sign placed at the project access point to 

reduce traffic speeds on Morseman and improve safety.   

 

Thank you for considering my concerns, I look forward to hearing the City’s solution for 

improved traffic flow and reduction of traffic impacts to the neighborhood streets.  

 

Sincerely,  

 

 

Jackson Webster  
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Kimber Gutierrez

From: Chris Persson <cpersson18@gmail.com>
Sent: Thursday, January 25, 2018 10:22 AM
To: Kimber Gutierrez; prabo@rarcivil.com
Subject: Re: Amber Lynn Estates Concerns

Dear Kimber, 

 

Thank you for your email. Like others, I welcome our new neighbors and have known that at some point that 
property would be developed. I am writing in response to the discussions held at the meeting on the property on 
January 17th. My largest concerns: 

         . I sincerely believe that the concrete barrier on Eaton is ill conceived.  It will disrupt neighbors’ driving 
choices and cause traffic and safety disturbances. First, most neighbors in our area use Eaton road to turn either 
left to reach the freeway or The Esplanade, or right to reach Cohasset and all areas beyond. This is true of Sandi 
Drive and of neighbors on Netters (69 households, 138 vehicles). Add another 117 households and 234 vehicles 
from Amber Lynn and with that barrier a nightmare is created.  To avoid being unable to turn left onto Eaton, 
neighbors will be forced to take Morseman to reach Lassen and points beyond.  Even worse, drivers will cut 
over to Godman using Sandi Drive and Lawn Avenue, two quiet, country streets. I am certain that the 
developers of that property and anyone making planning decisions would not want that kind of traffic on their 
quiet streets. 

         I strongly recommend that there be no concrete barrier. I also recommend that a traffic light be placed 
at  Eaton and Morseman, and either a four way stop or a traffic light at Lassen and Morseman. I know this 
neighborhood and walk it daily. It is already difficult to turn left onto Lassen from Morseman because of the 
traffic on Lassen.It is obvious that with the increased traffic we will need a light at Eaton. 

         Please move the egress, as originally planned, away from Sandi Drive to Marcia to help alleviate the huge 
amount of traffic and safety issues that will be caused by a Sandi Drive egress. If this is not done, the character 
of our neighborhood will be changed forever. 

         Lastly, I do hope the traffic study examines the speeds people drive on Morseman. It is sometimes 
frightening to cross Morseman while walking. People of all ages walk this neighborhood: healthy young 
runners, elderly folks, parents walking with babies in strollers, young children on scooters and bicycles, people 
of all ages walking their dogs, etc. Perhaps because I am retired and walk every day, I see more than those who 
jump in their cars and head off to work each day. 

 Careful planning and decision making before construction begins will determine and protect the character of 
this neighborhood forever. This careful planning is worth however long it takes. 

 Sincerely, 

Christine Persson 
3013 Sandi Drive 

 Cc: Paul Rabo via email 
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On Fri, Jan 19, 2018 at 6:27 PM, Chris Persson <cpersson18@gmail.com> wrote: 
NOTE THAT KIMBER IS ASKING FOR ANY ADDITIONAL QUESTIONS. I JUST READ THIS. 
 
 
---------- Forwarded message ---------- 
From: Kimber Gutierrez <kimber.gutierrez@chicoca.gov> 
Date: Fri, Jan 19, 2018 at 9:45 AM 
Subject: RE: Amber Lynn Estates Concerns 
To: Chris Persson <cpersson18@gmail.com> 
 

Hello Chris,  

  

Thank you for your comments.  

  

Your email will be kept on file and included in the staff report for future public hearings.  

  

Please let me know if you have any additional questions.  

  

Thank you, 

  

Kimber Gutierrez 

Associate Planner 

  

  

From: Chris Persson [mailto:cpersson18@gmail.com]  
Sent: Wednesday, January 10, 2018 4:55 PM 
To: prabo@rarcivil.com; Kimber Gutierrez 
Subject: Amber Lynn Estates Concerns 

  

To: Don Scott and Mr. Avila 

  

Re: Amber Lynn Estates Development 
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First, please note that our concerns are not NIMBY ones. This development will affect the surrounding 
neighborhoods long into the future. Good planning for that future must be done and work completed or at least 
approved with an honest start date before the trucks and bulldozers come onto the property. 

  

We are concerned that there is only one egress for all of the vehicles on the property to use. If 117 homes each 
have two vehicles, which is typical for most families, that means that 234 vehicles will be entering  and exiting 
the property at the very least, once daily. Before any building is started, good long term solutions must be put 
into place to reduce noise and traffic and to protect the safety of all neighbors. We suggest the following: 

         Eaton must finally be addressed. The road is barely a two lane road, has heavy traffic (including trucks 
traveling  to and from 99 to businesses in the airport area) and is full of pot holes. Putting around about near 
the 99 entrance is not enough of an improvement. It is imperative that Eaton Road is upgraded before building 
begins. If Eaton cannot truly be widened, at the very least a frontage road should be built into the development 
similar to the one at the development bordering Godman and Eaton. This would allow a second egress exiting 
traffic onto Eaton and well as Morseman. 

         It is extremely difficult for residents turning onto Eaton to see eastbound traffic. With 200+ more vehicles 
attempting to get on to Eaton, we recommend a stop light be placed at that corner, similar to the light at 
Godman. 

         These plans are very confusing. Phase Two and Phase Three need to be fully explained. 

         Mr. Shuster and Mr. Scott agreed to move the egress away from Sandi drive in 2007 to a much better 
egress across from Marcia or Halie, dead end streets that would not be affected by a huge volume of vehicles 
attempting to cross a very busy street where drivers frequently exceed the speed limit. We encourage anyone 
involved with planning or reviewing this project to drive over to our neighborhood and to turn onto Sandi 
Drive, the first right off Morseman off of Eaton where the egress is planned, and then take a right onto Lawn, 
and follow Lawn in both directions to see how foolish it would be to have Sandi Drive be the egress and serve 
as a “cut through” for 200+ new vehicles. This is a small and quiet neighborhood with many children and 
bicyclists on the street. A huge increase of traffic on Lawn would especially be a safety and noise disaster. The 
12 homes on Lawn have an abundance of trailers, boats and extra vehicles on the very curvy street, requiring 
drivers on Lawn to be extremely cautious. If the developers agreed to change the egress in 2007, why do they 
not do that now as well? 

         Netters Circle has two entrances onto Morseman. Drivers entering and exiting Netters will have a difficult 
time with the increased traffic. Perhaps two four way stop signs need to be placed at these entrances to the cul 
de sac. A four way stop upgrade at Morseman and Lassen would also improve the ability for drivers to turn left 
or right onto Lassen. That corner is already a safety challenge for neighbors exiting Morseman. 

         This is a small, but not insignificant point. If the developers REALLY want neighborhood input, why did 
they schedule a meeting on the property itself at 4:30 in the afternoon when many neighbors are at work, 
knowing that sunset on that day is at 5:10 PM? Did they consider that it might be raining? We find this 
treatment of the existing neighborhood to be insulting. 
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Unfortunately, we will not be at the meeting on January 17th due to plans we cannot change, but we will 
continue to be involved. We hope solid answers are provided by the developers, the City and perhaps the 
County before any work is started. 

  

Sincerely, 

  

Tom Sharp and Christine Persson 
3013 Sandi Drive 

  

CC: Paul Rabo, Kimber Gutierrez via email. 
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Kimber Gutierrez

From: Karin Willhoit <karinwillhoit@gmail.com>
Sent: Friday, January 19, 2018 2:16 PM
To: Kimber Gutierrez
Cc: prabo@rarcivil.com
Subject: Re: Amber Lynn Estates

Thank you for the reply. Following the meeting in the field, I would like to add a few notes of concern. First, let 
me say thank you for attending that meeting and extend appreciation to Mr. Rabo for keeping a cool head while 
being peppered with questions. Speaking for myself, I will welcome new neighbors to our area. This is a lovely 
part of Chico. Please also know that we realize 117 single family homes beats 200+ condos - for sure. I think I 
speak for most of my neighbors in wanting to ensure that we have the best possible design - one that makes 
sense, is safe and includes long term planning.  
 
The items most concerning: 
 
1. The proposed concrete divider on Eaton that will only allow right turns out of the new sub division and out of 
the existing neighborhoods across the street seems like an extremely poor idea. This will force anyone from 
Amber Lynn Estates to use Morseman if they want to get on the freeway using Eaton. That intersection already 
backs up in the morning and at other times during the day. Morseman is City on one side and County on the 
other - improvements to the road on BOTH sides will need to be made regardless of how many new cars use it, 
but forcing all these new home owners to use it to get to the freeway will create a traffic nightmare.  We know 
people will cut over to Godman using Sandi and Lawn so they can reach the light. Please help us ensure that 
this possibility is minimized. There will be 15 new driveways along Morseman, that alone will generate enough 
new traffic.  If everyone needing the freeway comes out on Morseman, those homes with driveways lining that 
street will likely have to sit and wait to get out.  Additionally, people coming home from Cohasset will also 
have to come all the way down to Morseman to make a left turn. This corner is the County side of the road and 
is currently gravel. It fills up with rain water during the rainy season and would terribly degraded by all that 
additional traffic. To solve this potential problem, Road A needs to allow a left and right turn onto Eaton Rd.  
 
2. Regardless of the decision about point 1 above, a light at Morseman seems totally necessary. We hope your 
traffic study will agree. Traffic studies are a bit frustrating however because they often don't reflect the actual 
experience of the people who use the roads daily. We know that the current problems will get exponentially 
more difficult with all those extra cars.  
 
3. Again, please move the egress on to Morseman down to aligning with Marci court. As we mentioned at the 
meeting, this is in keeping with the last design agreed on by the Planning Commission. We really must 
discourage traffic cut through on Sandi. IF IT MUST STAY where it is for some reason,  please put in a 
concrete burm that forces people to either go left or right on Morseman, but not straight through to Sandi. I have 
no idea if these are effective, but it would be better than nothing.  Alternatively, as some suggested, move both 
exits from the subdivision over to Eaton, eliminating any concern about safety and road conditions on 
Morseman. The 15 new driveways along Morseman (potentially 30 cars) will be enough new traffic for this 
road.  
 
4. The speed limit on Morseman needs to be reduced. I walk my dog daily along this road and know that people 
break the speed limit - I don't carry a speed tracking device, but its safe to say that 50mph is not at all unusual. I 
am greatly concerned about the 15 new driveways  that will need access to this road daily. I would not want my 
front yard facing this busy street. I think potential home owners will agree.  
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Thank you for taking the neighborhood's concerns into consideration. I look forward to participating in this 
process in any and every way possible as a member of the surrounding area. Please keep me on every list you 
have informing neighbors of next steps and chances to be included and heard.  
 
Let's build a great place for people to live safely and happily together! 
 
Karin Willhoit  
3017 Sandi Dr.  
 
 
On Fri, Jan 19, 2018 at 9:47 AM, Kimber Gutierrez <kimber.gutierrez@chicoca.gov> wrote: 

Hello Chris,  

  

Thank you for your comments.  

  

Your email will be kept on file and included in the staff report for future public hearings.  

  

Please let me know if you have any additional questions.  

  

Thank you, 

  

Kimber Gutierrez 

Associate Planner 

  

  

From: Karin Willhoit [mailto:karinwillhoit@gmail.com]  
Sent: Wednesday, January 10, 2018 11:59 AM 
To: prabo@rarcivil.com 
Cc: Kimber Gutierrez 
Subject: Amber Lynn Estates 
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Hello Mr. Rabo, 
Thank you for providing your contact information for questions/comments regarding the proposed development 
at the corner of Eaton Road and Morseman Ave. While we have encouraged our neighbors to contact your 
individually, I believe you can consider the information in this email to be reflective of the concerns of many 
neighbors in the surrounding area.  
We look forward to hearing more about the development at the meeting scheduled on Jan 17th. 
 
I think the items that are at the top of the concern list are as follows: 
 
1. In 2007 our neighborhood group was very vocal about not having egress to the development line up with 
Sandi Drive. The planning commission agreed with our reasoning and stated they would recommend moving 
egress to another location along Morseman Ave. However, when preparing written recommendations, the 
Commission made an error and stated egress SHOULD be on Sandi Dr. When we raised our concerns again, 
they acknowledged the error. This is evidenced by several designs put forward after their written 
recommendations were made. I have attached one such design for your information.  Since the current design 
proposal for Amber Lynn  Estates has moved the egress back to aligning with Sandi Dr, we are concerned that 
perhaps the Planning Commission's report containing the incorrect  recommendation was used in designing the 
current plot layout. 
 
We are very concerned about the potential increase in traffic that will occur on Sandi Dr and Lawn Dr once 200 
plus cars are added to our surrounding area. With egress aligned with Sandi, this will encourage motorists to cut 
through Sandi and Lawn to reach Godman Ave and continue to either the light at Godman/Esplanade or to 
access Lassen Ave. We feel strongly that moving the egress somewhere else along Morseman will encourage 
motorists to turn left or right and stay on Morseman Ave.  
 
This brings us to another major concern: 
 
2. General condition of Morseman Ave.- This road is already full of pot holes and is especially bad at the corner 
where it intersects with Eaton Ave. We are concerned that construction vehicles using this road as the only 
access to the development will further degrade the condition of the road. We are hoping improvements to the 
Morseman will be included in the City's conditions for project approval. Perhaps there would be a way to use 
Eaton as an entrance during construction to avoid congestion and further degrading of Morseman Ave.  
 
3. We are hoping that a stop light at the corner of Eaton and Morseman will be included in the plan. The traffic 
is heavy during peak hours and will obviously be impacted by the additional cars once the new development is 
complete.  
 
4. We would like clarification of what improvements, if any, will be necessary to Eaton Ave before the 
development will be allowed to open "Road A" on the proposal map to residents inside the new 
development.  We are glad that this egress is included to the proposal because it will help divert traffic off 
Morseman, but are wondering if it will indeed be accessible once those homes intended to use it are ready for 
inhabitants.  
 
We are hoping discussion of these concerns will be included at the pre-application meeting on the 17th. We 
realize there is a housing shortage in Chico and we look forward to having a high quality project, that 
incorporates great long term planning, as the outcome of this process.  
 
Thank you so much for your time, 
 
Karin and Andy Willhoit 
3017 Sandi Drive 
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Kimber Gutierrez

From: Gregory Frank <thehoneybunnies@sbcglobal.net>
Sent: Wednesday, January 10, 2018 1:44 PM
To: prabo@rarcivil.com
Cc: Kimber Gutierrez
Subject: Amber Lynn Estates

Hello! 
My name is Greg Frank and I live at 705 Lawn Drive on the corner of Lawn and Godman 
with my family. I am aware of the pending development of Amber Lynn Estates. I would 
strongly recommend you consider the potential traffic flow that will result from this 
subdivision.  
Currently, Eaton Avenue has several times of day that traffic is bumper to bumper. 
Residents of this subdivision will be looking for a faster way to go about their business. 
Heading south on Morseman or cutting through Sandi and Lawn to reach Godman will be 
favorable routes as things exist currently. Godman is currently severely impacted by 
traffic running north and south as there are no stop signs between Lassen and Eaton. 
Under the proposed plan, Godman, most assuredly, will become even more of a mess! I 
would suggest you research ways to make traffic flow on Morseman more conducive. 
Perhaps a stop light at Eaton/Morseman and a 3-way stop at Morseman and Lassen 
Avenue. I would also suggest a different exit out of the subdivision than the one directly 
across from the entrance to Sandi. Or, make the exit right turn only so drivers are 
diverted to Eaton. 
Cars currently traveling on Godman rarely follow the 25mph speed limit. Many of us who 
live in this area are trying to wave at people to follow the speed limit. We are always 
ignored. With the advent of the new homes and increased traffic, people attempting to 
go work or carry on business will be faced with congestion and will feed a need to drive 
even faster. All of the families in this community are often walking or riding bikes. 
Safety is of utmost importance. 
I do not ask the development be stopped or even postponed, I simply ask you use 
common sense in developing the traffic flow to maintain a safe area for people to live. 
 
Sincerely,  
Greg 

kgutierrez
Text Box
Attachment H
Comment 7



	Att F - ALUC Consistency.pdf
	S 17-08 BCALUC Consistency Review
	S 17-08 BCALUC Consistency Review_v2

	Att G - Agency Comments.pdf
	BC Public Works Comments 3-20-18
	Caltrans Comments 3-15-18
	BC Air District Comments 3-14-18
	CVRWQCB Comments 3-8-18

	Att H - Public Comment Letters and Correspondence.pdf
	Betina Baur
	Chris Persson
	Chris Persson_2
	Gina Flores
	Greg Frank
	Jackson Webster
	Karin Wilhoit
	Karin Wilhoit_2
	Kevin Serrao




