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Letter 91 – Robert Winters 

Response 91-A The County acknowledges this comment.  Please see Master Response #3. 

Response 91-B Please see Master Responses #1. The purpose of the EIR is to evaluate the physical impacts 
on the environment and to disclose what those impacts and potential mitigation measures 
to the public and to the County’s decision makers.  The EIR does evaluate or address 
economic issues such as the existing rental housing conditions in a particular area. Please 
see Master Response #5.  

Response 91-C The existing percolation ponds for the Creekside Village mobile home park are noted in 
the project setting for Site 13 on page 3-34 of the Draft EIR. The percolation ponds are not 
on any of the proposed project sites and are not related to the proposed project.  The 
Creekside Village mobile home park is responsible for meeting and local and state water 
discharge requirements.  

Response 91-D The County does not concur with this comment.  Please see Master Response #1, Response 
22-F and 22-G regarding the County’s site selection process.  Future project submittals will 
be required to undergo a Design Review process and public hearing at the Planning 
Commission to ensure that the project is consistent with the Penn Valley Village Center 
Design Guidelines.  As noted on page 4.3-10 of the Draft EIR, the purpose of the Penn 
Valley Village Center Area Plan Design Guidelines is to develop design guidelines that 
provide consistent design review criteria that encourages development that is compatible 
with the rural character of the Penn Valley Village Center; to identify public facilities and 
services that will serve new development; to identify and encourage natural resources; to 
advocate the development of paths and trails; and, to sustain the rural environment and 
encourage patronage of village center business. 

 Additionally, the RH Combining District has a requirement to create a “Regional Housing 
Need Implementation Plan” per the County’s Land Use and Development Code (LUDC) 
Sec. L-II 2.7.11.C.3. The Regional Housing Need Implementation Plan will include the 
site specific development standards and CEQA mitigation measures for all development of 
multi-family housing on a Regional Housing Need (RH) site.  The purpose of the 
Implementation Plan is to ensure that all future development within the RH Combining 
District is constructed in compliance with the specific development standards and 
mitigation measures approved for the RH Combining District and that the conditions of 
approval and mitigation measures for each site are easily identifiable at the time when 
construction is proposed. 

Response 91-E The County acknowledges and appreciates this comment.  However, comment is not at 
variance with the content of the EIR and no further response is required. This comment 
will be included in the Final EIR as part of the response to comments and will be 
provided to the County of Nevada decision making bodies for their review and 
consideration. 

  

 

   

  



County of Nevada Housing Element Rezone Program Implementation 

Final EIR 3 - 361 May 2015 

Letter 92

 



Housing Element Rezone Project Implementation  County of Nevada 

May 2015 3 - 362 Final EIR 

Letter 92 – Daniel Buchholz 

Response 92-A The County does not concur with this comment.  Please see Response 10-D and 10-V 
regarding the percentage of the units (approximately 20%) in Penn Valley relative to the 
areas within the proposed project.  Traffic impacts were analyzed in Section 4.15 of the 
Draft EIR.  No traffic impacts were identified in the Penn Valley area.   Air quality and 
Noise impacts are evaluated in Sections 4.5 and 4.11, respectively.  Please see Response 
54-D. Please see Master Response #6 regarding the proposed high density housing units.  

Response 92-B Please see Master Responses #1 and Responses 22-F and 22-G regarding the County site 
selection process and the rationale for selecting site in the Penn Valley area.  Please see 
Response 10-V regarding the number of units in Penn Valley relative to the other areas 
within the project.  The existing development on Broken Oak Court is not related to the 
proposed project and changes to that development cannot be implemented with this project.    
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Letter 93 – Kathryne Niesen 

Response 93-A  Please see Master Response #1 regarding why the County is proposing the project and 
why 16-units minimum per acre is required.  Different zoning classifications including 
rural and residential zones have different restrictions regarding the number of separate 
housing units on one legal parcel.  

The County agrees that you are restricted to one single family dwelling and one second 
unit on a single legal property under the County’s Code.  It is worth noting however, that 
your property does have the potential to be subdivided based on your zoning and overall 
property size. The property that is associated with your mailing address (16735 Rough and 
Ready Highway) is shown as being 106-acres AG-10 (General Agriculture-10-acre density 
limitation).  Under existing zoning regulations, the allowed density for this property would 
be 10-units. If the remaining approximately 150-acres of your 250-acres had the same 
zoning (AG-10) that would provide additional density for 15 more units (25 total units).  
In addition, County Code allows the construction second dwelling units as an allowed or 
by-right use (subject to building permit issuance and zoning compliance) in all zoning 
districts that allow single family development as an allowed use and therefore an additional 
25 second units could be constructed if you were successful in subdividing your 250-acres 
into the maximum density allowed under AG-10 zoning.   

Response 93-B It is likely there will be a need to provide a variety of housing types for all income segments 
of the population.  This project would assist in providing higher density options that are 
limited not only in Penn Valley but throughout the unincorporated area.  This new housing 
would likely serve an existing need in the community and accommodate future population 
growth. 

All development and related improvements including any required mitigation will be paid 
for by the developers.  No tax dollars or proposed for the development and no additional 
taxes or municipal bond financing is proposed or required for the project.    
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Letter 94 – Donald and Deanna Batson 

Response 94-A  Please see Master Response #2. 

Response 94-B  The County does not concur with this statement.  All of the project areas have access to 
some public transportation.  With regard to Penn Valley public transportation please see 
Response 10-II. 

Response 94-C This comment is not a CEQA related issue and no further response is required.    

Response 94-D The County concurs that additional sewer capacity would be required for the project.  
Impacts on sewer facilities were discussed in Section 4.13-3 of the Draft EIR.  Please see 
Master Response #4.  No costs associated with the proposed project would be passed on to 
the taxpayers.  

Response 94-E The County does not concur with this comment.  Please see the responses to Letter 7 and 
Response 10-NN.  

Response 94-F The County does not concur with this comment.  Please see Master Response #6.  The 
owners of the property would be required to pay property tax and residents of the proposed 
units would pay the same taxes on income and goods and services as other residents in the 
area.   

Response 94-G The County does not concur with this comment. Future developers would be required to 
provide parking spaces in accordance with the County’s Land Use and Development Code. 
This would be enforced through the County’s site plan review process which would occur 
prior to construction.   

 Additionally, the RH Combining District has a requirement to create a “Regional Housing 
Need Implementation Plan” per the County’s Land Use and Development Code (LUDC) 
Sec. L-II 2.7.11.C.3. The Regional Housing Need Implementation Plan will include the 
site specific development standards and CEQA mitigation measures for all development of 
multi-family housing on a Regional Housing Need (RH) site.  The purpose of the 
Implementation Plan is to ensure that all future development within the RH Combining 
District is constructed in compliance with the specific development standards and 
mitigation measures approved for the RH Combining District and that the conditions of 
approval and mitigation measures for each site are easily identifiable at the time when 
construction is proposed. 

Response 94-H The County does not concur with this comment.  Any new driveways or access ways on 
the proposed sites would be required to meet County and fire district design standards.  
Additionally, The County’s Land Use and Development Code LUDC Section L-II 
2.7.11.C.8. for the RH Combining District requires the following:  

If a property does not have direct access to a County maintained roadway, it 
shall be the responsibility of the land owner or developer to provide written 
documentation as to their legal right to utilize and improve the road(s) that 
provide ingress and egress to the site, including secondary access if required, 
and that the road(s) meet the County minimum standards to serve the 
development proposed. The land owner or developer shall also be responsible 
for providing an offer of dedication of the road(s) for acceptance into the 
County maintained road system, if required by the Department of Public 
Works. If roads are determined to be inadequate, in width, size, surfacing, 
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capacity, safety or some other standard, it shall be the responsibility of the land 
owner or developer to bring the road up to the minimum standard required by 
the Department of Public Works prior to issuance of a certificate of final 
occupancy. 

These standards would be enforced during County and Fire District review of the site plans 
prior to building permits. Please see Response 94-G above regarding the Implementation 
Plan. Failure to comply with the standards would result in the developer not receiving 
building permits.  

Response 94-I The County does not concur with this comment. There is no evidence that the proposed 
project would result in higher property taxes or costs in human services. No tax dollars or 
proposed for the development and no additional taxes or municipal bond financing is 
proposed or required for the project. Please see Master Responses #3 and #5.   

Response 94-J The County does not concur that the project would contribute to a rise in taxes or in non-
tax paying residents.  Please see Response 94-I and Master Response #6.  
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Letter 95 – Armon Forse 

Response 95-A  The County does not concur with this comment.  Please see Response 10-A.  Please see 
Master Response #3.  Please see Master Response #1 regarding why the County is 
proposing the project.   
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Letter 96 – Joyce Hammer 

Response 96-A  The County acknowledges this comment. Please see master Responses #3 and #6.  

Response 96-B Please see Master Response #3.  With regard to maintaining the feel of the existing 
community, future project submittals will be required to undergo a Design Review process 
and public hearing at the Planning Commission to ensure that the project is consistent with 
the Penn Valley Village Center Design Guidelines.  As noted on page 4.3-10 of the Draft 
EIR, the purpose of the Penn Valley Village Center Area Plan Design Guidelines is to 
develop design guidelines that provide consistent design review criteria that encourages 
development that is compatible with the rural character of the Penn Valley Village Center; 
to identify public facilities and services that will serve new development; to identify and 
encourage natural resources; to advocate the development of paths and trails; and, to 
sustain the rural environment and encourage patronage of village center business. 

Response 96-C The County does not concur with this comment.  Please see Master Response #6 and 
Response 22-G.   

Response 96-D The County does not concur with this comment.  Please see Response 9-B regarding the 
Penn Valley Village Plan.  Please see Master Response #3.  Please see Response 10-NN 
regarding mitigation for fire and sheriff services.  The project does not propose any new 
taxed, increased taxes, or municipal financing for the proposed project.  All construction 
related costs, including any required infrastructure costs will be the responsibility of the 
developer.   

Response 96-E The County does not concur with this comment. Please see Master Responses #3 and #5.    
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Letter 97 – Matthew Beauchamp 

Response 97-A  Your comment is noted.  The four sites proposed in Penn Valley are within the Penn Valley 
Village center area.  All the proposed sites are currently undeveloped and adjacent to 
existing development.  None of the surrounding properties support any agricultural 
operations.  Two of the sites are currently zoned for commercial uses of which the project 
would permit in mixed use development.  Please see Master Response #3.  As such, the 
proposed project would not alter the existing agricultural community or have a substantial 
adverse impact on the existing character of the community.  

Response 97-B  The County does not concur with this comment.  Please see Master Response #3.   Future 
developers would be required to provide parking spaces in accordance with the County’s 
Land Use and Development Code. This would be enforced through the County’s site plan 
review process which would occur prior to construction. Please see Response 94-G 
regarding the Implementation Plan.  Air quality impacts are evaluated in Sections 4.5.  The 
County concurs that air quality impacts were identified in the Draft EIR and mitigation is 
required, and that some air quality impacts were identified as significant and unavoidable. 
Please see Response 54-D.  

Response 97-C Please see Response 97-B above regarding traffic. Please see Response 54-D. Please see 
Master Response #5 regarding property values and Response 10-NN regarding law 
enforcement services.   

Response 97-D Please see Master Response #6. 

Response 97-E Exactly how many new residents is unknown at this time because the actual number of 
units is not known.  The EIR assumed that 535 units (20 percent of the overall project total) 
would be built in Penn Valley if each site achieved its maximum buildout at 16 dwelling 
units per acre. According to the 2010 Census the average household size in Penn Valley is 
2.57 people.21 However, that calculation does not take in account that Environmentally 
Sensitive Areas, or physical or regulatory constraints that may reduce the actual yield for 
number of units.   

Response 97-F Please see Master Response #2.  

Response 97-G The County does not concur with this comment.  Please see Responses 22-F and 22-G.  

Response 97-H The County acknowledges and appreciates this comment. It should be noted that overall 
the Penn Valley Village Center is approximately 200-acres in area and approximately 46-
acres of that area has an existing R2 (Urban Medium Density) or R3 (Urban High Density) 
zoning designation. The proposed project would increase the density of approximately 25 
acres of that existing R2 zone to R3.  Please see Master Response #3 and #6. 

           

 

  

                                                      
21 http://www.dof.ca.gov/research/demographic/state_census_data_center/census_2010/ 
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Letter 98 – Gerald Reifel 

Response 98-A  The County acknowledges and appreciates this comment.  Please see Master Response #1 
regarding why the County is proposing the project.  Please also see Responses 22-F and 
22-G regarding the rationale for selecting Penn Valley for the RH Combining District and 
the existing services available in the community.   Please see Response 97-H.  
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Letter 99 – Dennis and Linda Keels 

Response 99-A  The County concurs that additional infrastructure improvements will be needed for the 
proposed sites in Penn Valley.  Please see Master Responses #2, #4 and #6 and Response 
10-NN. Potential traffic impacts were evaluated in Section 4.15 of the Draft EIR and no 
traffic impacts were identified in Penn Valley. Please see Response 54-D.  
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Letter 100 – L. Kendall 

Response 100-A  The County acknowledges and appreciates this comment.  However, the comment is not 
at variance with the content of the EIR and no further response is required. This letter will 
be will be included in the Final EIR as part of the response to comments and will be 
provided to the County of Nevada decision making bodies for their review and 
consideration.    
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Letter 101 – Shirlyn Vogel 

Response 101-A  The County concurs that additional infrastructure improvements will be needed for the 
proposed sites in Penn Valley.  Please see Master Response #4.  All of the construction 
costs including infrastructure costs associated with the proposed project would be the 
responsibility of the developer.  No taxes, assessments on existing residents, or municipal 
financing is proposed for development of any of the project sites.  
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Letter 102 – Patricia Kendall 

Response 102-A  The County acknowledges and appreciates this comment.  However, comment is not at 
variance with the content of the EIR and no further response is required. This letter will be 
will be included in the Final EIR as part of the response to comments and will be provided 
to the County of Nevada decision making bodies for their review and consideration.  
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Letter 103 – Fran Wyatt  

Response 103-A  The County does not concur with this comment.  Please see Response 10-MM.  

Response 103-B  The County does not concur with this comment.  Please see Response 10-II. 

Response 103-C  The locations for local adult education facilities would be the same for any of the residents 
in the Penn Valley Area.    

Response 103-D  Please see Master Response #2.  

Response 103-E The County does not concur with this comment.  Please see Response 22-F and 22-G 
regarding the rationale for the proposing sites in the Penn Valley Area.  
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Letter 104 – Gladys Hartines 

Response 104-A  The County does not concur that there are many flaws in the EIR.  Traffic impacts were 
analyzed in Section 4.15 of the Draft EIR.  No traffic impacts were identified in the Penn 
Valley area.   Please see Responses 54-D and 22-G.   

 For both the Notice of Preparation and Notice of Availability of the Draft EIR, the County 
met the distribution requirements of the California Environmental Quality Act and the 
County’s own internal polices for public notification.  The Notice of Availability was 
published in the local newspaper, and notices were sent to adjacent property owners up to 
500 feet, exceeding the County’s normal 300-foot distribution.  While the County has met 
and gone beyond its statutory noticing requirements, it has agreed to extend the noticing of 
future public comment periods and meetings to include other residents outside of the 
noticing requirements to ensure the public has an opportunity to participate in the public 
process. The County held three public comment meetings, one in each of the proposed 
areas, in addition to the County Planning Commission Hearing during the public review 
period. The public comment on the Draft EIR was for 60 days which exceeds the standard 
45-day review period required by CEQA and County Policy.  The public review period 
closed as planned on November 12, 2013. The County Planning Commission considered a 
request to extend the public review period at the October 10, 2013 hearing and elected not 
to extend it.  
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Letter 105 – Marueen Lafond 

Response 105-A  The draft EIR evaluated potential impacts on public services and utilities (including 
public water service) in Section 4.15 and mitigation measures were identified.  Please see 
Master Response #4.  Traffic impacts were analyzed in Section 4.15 of the Draft EIR.  No 
traffic impacts were identified in the Penn Valley area. Please see Response 54-D.  Please 
see Master Response #6 regarding low income housing and Master Response #3 regarding 
retaining the commercial land use designation for the two Penn Valley properties with an 
existing commercial designation.  
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Letter 106 – Andrew and Linda Barter 

Response 106-A  The County concurs that the existing level of service at the Rosewood/Combie Road 
intersection currently operates at LOS F during the peak hour.  Developers on Sites 14 
through 18 would contribute to traffic mitigation improvements that would improve the 
traffic operations at SR 49 and Combie Road and Combie Road at Higgins Road.  The 
traffic improvements at this intersection include installing additional turn lanes at 
SR49/Combie Road and a traffic signal at Combie Road/Higgins Road.  Improving the 
operations at these intersections would improve the flow of traffic along the Combie Road 
roadway segment because the traffic flow would be controlled which would improve 
operations the Rosewood/Armstrong/Combie Road intersection. 

Response 106-B  Please see Master Responses #5 and #6.  

Response 106-C Please see Response 10-MM 

Response 106-D  The following discussion is provided on page 4.13-15 of the Draft EIR: future 
developments would bring additional annual revenue in the form of increased local 
property taxes and sales taxes that would help offset the increased demand for police 
services by funding increases in police personnel, training and equipment. Furthermore, 
the project developer would be required to pay development impact fees which are intended 
to provide the means which allow the local police and sheriff to maintain the current level 
of service. As such, impacts are considered to be less than significant. Implementation of 
Mitigation Measure 4.13-1c, which would require the project to provide documentation 
noting adequate response times, would reduce impacts to less than significant. 

Additionally, Mitigation Measure 4.13-1(c) has been revised to include the following 
statement: “The formation of an assessment district may be required to provide adequate 
public safety services.”  The formation of an assessment district, on the proposed units, 
may be used to provide additional funds to the district to allow the District meet the 
required response times to serve future projects. 

Response 106-E  Please see Master Response #4. 

Response 106-F The Notice of Availability for the EIR and community meetings and Planning 
Commission hearing was published in the local newspaper, and notices were sent to 
adjacent property owners up to 500 feet, exceeding the County’s normal 300-foot 
distribution.  While the County has met and gone beyond its statutory noticing 
requirements, it has agreed to extending the noticing of future public comment periods 
and meetings to include other residents outside of the noticing requirements to ensure the 
public has an opportunity to participate in the public process. One example is the County 
has agreed to notice all residents whose property’s access is off of Rosewood even though 
they are beyond distances that would normally be noticed.  Similar criteria will be applied 
to other sites in LOP, PV and GV SOI. 

Response 106-G  The County acknowledges and appreciates this comment.  This comment will be will be 
included in the Final EIR as part of the response to comments and will be provided to the 
County of Nevada decision making bodies for their review and consideration.  
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Letter 107 – Maxine and Cecil Lewelling  

 

Response 107-A The County acknowledges and appreciates this comment.  This letter will be will be 
included in the Final EIR as part of the response to comments and will be provided to the 
County of Nevada decision making bodies for their review and consideration.  
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Letter 108 – Douglas and Shirley Moon 

   

Response 108-A  The County does not concur that the proposed project and sites are seriously flawed.  
Please see Master Response #1, and Responses 10-H, 22-F, and 22-G regarding the 
rationale for selecting sites in the Penn Valley area.  The draft EIR evaluated potential 
impacts on public services and utilities (including public water service) in Section 4.15 
and mitigation measures were identified.  Please see Master Response #4.  Traffic impacts 
were analyzed in Section 4.15 of the Draft EIR.  No traffic impacts were identified in the 
Penn Valley area. Please see Response 54-D.  Please see Response 10-II regarding public 
transportation.  Please see Response 10-NN regarding potential impacts on fire and sheriff 
services. It is anticipated that the Penn Valley Fire Protection District would provide some 
EMT services as part of their normal emergency response. Other ambulance services 
would be provided by existing ambulance services such as Nevada County Ambulance 
Service.  

Response 108-B The County does not concur with this comment.  Please see Master Response #3.  
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Letter 109 – Trisha Helmen and Robert Cornwell 

 

Response 109-A  Your comment is noted.  However, the comment is not at variance with the content of 
the EIR and no further response is required. For clarification, your comment indicates that 60-acres 
are being considered from rezoning in Penn Valley.  This number is inaccurate as the four parcels 
that are being considered for rezoning in the Penn Valley area total only 33.52-acres collectively.  
This letter will be will be included in the Final EIR as part of the response to comments and will 
be provided to the County of Nevada decision making bodies for their review and consideration. 

Response 109-B Please see Responses 10-H, 22-F, and 22-G regarding the rationale for selecting sites in 
the Penn Valley area.  
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Letter 110 – Donald Ringen 

 

Response 110-A  Please see Responses to Letter 12 which provided these same parcels as suggested 
alternative site locations.  Additionally see Master Response #3 regarding the potential for 
rezoning commercially zoned property by this project.  
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Letter 111 – Julie Cox 

Response 111-A Biological resources were evaluated in Section 4.4 of the Draft EIR.  A biological survey 
was completed for each site and the different habitat on each site and included in the EIR 
analysis on Chapter 4.  For areas that have sensitive biological habitats such as wetlands, 
landmark oak trees (greater than 36” in diameter measured breast height) and landmark 
oak groves (oak woodlands with a  canopy closure of 33% or greater) or other sensitive 
plant types, no building zones called Environmentally Sensitive Areas were designated to 
avoid and minimize potential impacts. Because, no development is planned on the sites at 
this time, it is not known how many trees would be removed on any of the sites.  The 
Nevada County Tree Preservation and Protection Ordinance is discussed on page 4.4-35 of 
the Draft EIR.  This ordinance requires projects to minimize impacts to trees and maximize 
the long term preservation of trees in their natural setting.  The ordinance calls for 
avoidance of impacts to Landmark Trees and Landmark Groves.  Please see Response 26-
D which describes the requirements of a management plan that is required for any project 
with impacts on trees protected by the ordinance.   

Response 111-B  Please see Master Response #4 

Response 111-C The County does not concur with this comment.  Surface water drainage was evaluated 
in Section 4.10 of the Draft EIR. Mitigation Measure 4.10-1c requires the developers to 
submit a hydrology report that evaluates the pre- and post-construction surface water 
runoff and confirm that adequate conveyance facilities exist for the project. All future 
development, as a result of this project, will be subject to Federal, State and local 
standards, policies and regulations related to discharge of storm water run-off  including 
Nevada County General Plan Policy 3.19A, which requires the following: 

For all discretionary development, increases in stormwater runoff due to new 
development, which could result in flood damage to downstream residences, 
commercial, industrial, active natural resource management uses (i.e., farming, 
ranching, mining, timber harvesting, etc.), public facilities, roads, bridges, and 
utilities shall not be permitted.  Required retention/detention facilities, where 
necessary, shall be designed such that the water surface returns to its base elevation 
within 24 hours after the applicable storm event.  The sizing of such facilities, 
when needed, shall be based upon the protection of downstream facilities.  
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Letter 112 – Dana Ettlin  

 

Response 112-A  The County acknowledges and appreciates this comment.  However, comment is not at 
variance with the content of the EIR and no further response is required. This letter will be 
will be included in the Final EIR as part of the response to comments and will be provided 
to the County of Nevada decision making bodies for their review and consideration. 
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Letter 113 – Elizabeth Hayman 

 

Response 113-A  The County acknowledges and appreciates this comment.  However, comment is not at 
variance with the content of the EIR and no further response is required. This letter will be 
will be included in the Final EIR as part of the response to comments and will be provided 
to the County of Nevada decision making bodies for their review and consideration. 
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Letter 114 – Jim and Arlene O’Connor  

 

Response 114-A  Please see Response 10-NN regarding mitigation measures for fire and sheriff service for 
the proposed project.  The project does not require or propose any new or additional taxes 
or any municipal financing for the project.     

 

  



Housing Element Rezone Project Implementation  County of Nevada 

May 2015 3 - 426 Final EIR 

Letter 115

 



County of Nevada Housing Element Rezone Program Implementation 

Final EIR 3 - 427 May 2015 

 



Housing Element Rezone Project Implementation  County of Nevada 

May 2015 3 - 428 Final EIR 

 



County of Nevada Housing Element Rezone Program Implementation 

Final EIR 3 - 429 May 2015 

Letter 115 – Lindsay Betz 

Response 115-A  The County acknowledges and appreciates this comment.  However, comment is not at 
variance with the content of the EIR and no further response is required. This letter will be 
will be included in the Final EIR as part of the response to comments and will be provided 
to the County of Nevada decision making bodies for their review and consideration. 

Response 115-B The County does not concur with this comment.  Please see Responses 22-F and 22-G 
regarding the rationale for selecting the Penn Valley area for project sites.  Traffic impacts 
were analyzed in Section 4.15 of the Draft EIR.  No traffic impacts were identified in the 
Penn Valley area.  Please see Response 54-D.   

 Regarding visual impacts, future project submittals will be required to undergo a Design 
Review process and public hearing at the Planning Commission to ensure that the project 
is consistent with the Penn Valley Village Center Design Guidelines.  As noted on page 
4.3-10 of the Draft EIR, the purpose of the Penn Valley Village Center Area Plan Design 
Guidelines is to develop design guidelines that provide consistent design review criteria 
that encourages development that is compatible with the rural character of the Penn Valley 
Village Center; to identify public facilities and services that will serve new development; 
to identify and encourage natural resources; to advocate the development of paths and 
trails; and, to sustain the rural environment and encourage patronage of village center 
business. 

 The areas designated Environmentally Sensitive Areas (ESAs) are those areas designated 
as no-development areas intended to avoid and minimize impacts to sensitive habitats. 
Please see page 3-39 of the Draft EIR for a discussion of the ESAs.  

Response 115-C Please see Response 10-MM regarding impacts to schools.  

Response 115-D Please see Master Response #5.  Please see Response 10-NN regarding impacts for public 
safety services.  

Response 115-E The percolation pond adjacent to Site 13 is part of the Creekside Village mobile home 
park and is not a part of the proposed project.  The Creekside Village mobile home park 
is responsible for meeting the County and state regulations for water treatment systems. 
Please see Master Response #4 regarding the mitigation measures for water and sewer 
service for the proposed projects.  

Response 115-F Please see Master Response #3.  

Response 115-G Please see Master Responses #2 and #5.   

Response 115-H  The County acknowledges and appreciates this comment.  However, comment is not at 
variance with the content of the EIR and no further response is required. This letter will 
be will be included in the Final EIR as part of the response to comments and will be 
provided to the County of Nevada decision making bodies for their review and 
consideration. 

Response 115-I There is no evidence that the proposed project will result in an increase in unemployment.  
Please see Master Response #3.  

Response 115-J  The County acknowledges and appreciates this comment.  However, comment is not at 
variance with the content of the EIR and no further response is required. This letter will 
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be will be included in the Final EIR as part of the response to comments and will be 
provided to the County of Nevada decision making bodies for their review and 
consideration. 
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