
RESOLUTION NO. 2020-242 

A RESOLUTION OF THE CITY COUNCIL OF THE CITY OF ELK GROVE 
ADOPTING A MITIGATED NEGATIVE DECLARATION AND MITIGATION 

MONITORING AND REPORTING PROGRAM; APPROVING A LARGE LOT 
TENTATIVE SUBDIVISION MAP, SMALL LOT TENTATIVE SUBDIVISION MAP, AND 
DESIGN REVIEW FOR SUBDIVISION LAYOUT; APPROVING AN AMENDMENT TO 

THE CITY’S BICYCLE, PEDESTRIAN, AND TRAILS MASTER PLAN; AND 
APPROVING A REQUEST FOR PARK AND RECREATION FEE DEFERRAL FOR 

THE SHELDON FARMS NORTH PROJECT 
ASSESSOR PARCEL NUMBERS: 116-0012-051 AND 116-0012-059 

PROJECT NO. EG-18-019 

WHEREAS, the Development Services Department of the City of Elk Grove (the 
“City”) received an application on March 13, 2018, from Carl Stein (the “Applicant”) 
requesting a Large Lot Tentative Subdivision Map; a Small Lot Tentative Subdivision 
Map; Design Review for Subdivision Layout; an Amendment to the City’s Bicycle, 
Pedestrian, and Trails Master Plan; and a request for Park and Recreation Fee Deferral 
for the Sheldon Farms North Project (the “Project”); and  

WHEREAS, the proposed Project is located on real property in the incorporated 
portions of the City more particularly described as Assessor Parcel Numbers 116-0012-
051 and -059; and  

WHEREAS, the Project qualifies as a project under the California Environmental 
Quality Act (CEQA), Public Resource Code §§ 21000 et seq.; and 

WHEREAS, a Supplemental Initial Study/Mitigated Negative Declaration (IS/MND) 
and Errata, attached hereto as Exhibit B and incorporated herein by reference, was 
prepared to analyze any environmental impacts related to the Project; and 

WHEREAS, the Supplemental Initial Study/Mitigated Negative Declaration 
(IS/MND) determined that the proposed Project would not result in any environmental 
impacts that could not be mitigated to a less than significant level; and 

WHEREAS, the Development Services Department considered the Project 
request pursuant to the Elk Grove General Plan; the Elk Grove Municipal Code (EGMC) 
Title 22 (Land Development) and Title 23 (Zoning); Bicycle, Pedestrian, and Trails Master 
Plan; the Elk Grove Design Guidelines; and all other applicable state and local 
regulations; and 

WHEREAS, the Planning Commission of the City (the “Planning Commission”) 
held a duly-noticed public hearing on September 17, 2020, as required by law to consider 
all of the information presented by staff, information presented by the Applicant, and 
public testimony presented in writing, and voted 4-0 to recommend approval of the Project 
to the City Council; and 

WHEREAS, the City Council of the City of Elk Grove (the “City Council”) held a 
duly-noticed public hearing on October 14, 2020, as required by law to consider all of the 
information presented by staff, information presented by the Applicant, and public 
testimony presented in writing.  



 NOW, THEREFORE, BE IT RESOLVED, that the City Council of the City of Elk 
Grove hereby finds that no further environmental review is required under the California 
Environmental Quality Act (CEQA) for the Sheldon Farms North Project (EG-18-019) as 
described in Exhibit A, attached hereto and incorporated herein by reference, and adopts 
the Supplemental Mitigated Negative Declaration and the Mitigation Monitoring and 
Reporting Program, attached hereto as Exhibits B and C respectively and incorporated 
herein by reference, based upon the following findings:  
 
California Environmental Quality Act (CEQA) 

Finding: The proposal will not have any significant adverse impacts on the environment 
and all potentially significant effects have been adequately analyzed in a Supplemental 
Mitigated Negative Declaration that was prepared for the Project by the City. The 
Mitigated Negative Declaration adequately addresses all environmental issues related to 
the development of the subject property. The Planning Commission has reviewed the 
Supplemental Initial Study and Draft Mitigated Negative Declaration (IS/MND) and has 
considered the Errata, which will be incorporated into the Final IS/MND, which indicates 
the Sheldon Farms North Project will not have a significant impact on the environment.  
 

Evidence: The City prepared an IS/MND for the Sheldon Farms North Project and 
mitigation measures have been developed that will reduce potential environmental 
impacts to less than significant levels. Preparation of a Mitigation Monitoring and 
Reporting Program (MMRP) is required in accordance with the City of Elk Grove 
regulations and State law, which is designed to ensure compliance during project 
implementation. 

The City distributed the Notice of Intent (NOI) to Adopt the MND on July 10, 2020.  It 
was posted at the Sacramento County Clerk’s office, distributed through the State 
Clearinghouse and at the City offices, pursuant to Section 15072 of Chapter 3 of Title 
14 of the California Code of Regulations (State CEQA Guidelines).  A 30-day review 
and comment period was opened on July 10, 2020 and closed on August 10, 2020. 
The MND was made available to the public during this review period. The City received 
four written comment letters within the 30-day public review period and one after the 
comment period had closed. The comments do not alter the conclusions of the 
Supplemental IS/MND as described in the staff report for the Project.  

An Errata Sheet, dated August 27, 2020, which presents the staff-generated changes 
to the IS/MND that have been determined to be appropriate since the release of the 
IS/MND for public review has been appended to the Supplemental IS/MND document. 
Specifically, the changes are based on an update to the mitigation measures provided 
within the Biological Resources section of the IS/MND. All of the changes have been 
made for clarification purposes only and do not change the conclusions of the IS/MND. 

The Supplemental IS/MND determined that the proposed Project would not result in 
any environmental impacts that could not be mitigated to a less than significant level. 
On the basis of the Supplemental Mitigated Negative Declaration, environmental 
analysis, and the whole record, there is no substantial evidence that the Project will 
have a significant adverse impact on the environment above those addressed within 
the adopted Mitigated Negative Declaration. 

 



 AND, BE IT FURTHER RESOLVED, that the City Council hereby approves the 
Large Lot Tentative Subdivision Map; Small Lot Tentative Subdivision Map; and Design 
Review for Subdivision Layout; the Amendment to the Bicycle, Pedestrian, and Trails 
Master Plan; and the Park and Recreation Fee Deferral Request for the Sheldon Farms 
North Project (EG-18-019), as shown in Exhibits D and E, , subject to the conditions of 
approval in Exhibits F and G (all incorporated herein by this reference), based upon the 
following findings: 

Tentative Subdivision Maps, Large and Small 
Finding: None of the findings (a) through (g) below in Section 66474 of the California 
Government Code that require a City to deny approval of a tentative map apply to this 
Project. 

a. That the proposed map is not consistent with applicable general and specific 
plans as specified in Section 65451.  

b. That the design or improvement of the proposed subdivision is not consistent 
with applicable general and specific plans. 

c. That the site is not physically suitable for the type of development. 
d. That the site is not physically suitable for the proposed density of development. 
e. That the design of the subdivision or the proposed improvements is likely to 

cause substantial environmental damage or substantially and avoidably injure 
fish or wildlife or their habitat. 

f. That the design of the subdivision or type of improvements is likely to cause 
serious public health problems. 

g. That the design of the subdivision or type of improvements will conflict 
with easements acquired by the public at large, for access through or 
use of, property within the proposed subdivision. 

Evidence:  
(a) As described in the Project staff report, the proposed Project is consistent with 

proposed land use designation and policies in the Elk Grove General Plan 
which designates the site as Low Density Residential, Medium Density 
Residential, High Density Residential, Public/Quasi-Public, and Parks/Open 
Space. The proposed Large Lot and Small Lot Tentative Subdivision Maps will 
allow for residential and commercial development consistent with the General 
Plan. 

(b) As described in the staff report, the proposed subdivision design, lot sizes, lot 
configurations, and proposed infrastructure improvements are consistent with 
the EGMC Title 23 development standards and land use designations for the 
proposed site. 

(c) The site is physically suitable for the proposed development. The General Plan 
land use map designates the Project site for the development of both residential 
and commercial uses. Access to the site will be provided or is available and 
necessary services and facilities can be provided. Therefore, the site is 
physically suitable for the development proposed. 

(d) As described in the Project staff report, all residential lots proposed by the 
Project are consistent with the allowed densities as provided under the General 



Plan. Services and facilities to serve the Project, including water, sewer, 
electricity, and other utilities, are available or will be provided.  Therefore, the 
sites are appropriate for the proposed density of development. 

(e) The Project site is physically suitable for the proposed type of development 
based upon the analysis presented in the Sheldon Farms North IS/MND. 

(f) The design of the subdivision will not cause serious public health problems 
based upon the analysis presented in the IS/MND and MMRP prepared for the 
Project. 

(g) The design of the subdivision will not conflict with easements acquired by the 
public at large as demonstrated by review of the Project. 

 
Design Review for Subdivision Layout 
 

Finding #1:  The proposed Project is consistent with the objectives of the General 
Plan, complies with applicable zoning regulations, Specific Plan provisions, Special 
Planning Area provisions, and Citywide Design Guidelines adopted by the City. 

Evidence #1:  The site layout has been reviewed against the Elk Grove Design 
Guidelines for residential subdivisions and meets all applicable design 
requirements.  The Project does not include any buildings at this time. The 
proposed subdivision map and related plans provide all the design elements 
required by the EGMC Titles 22 and 23. The conditions of approval and the 
requirement for subsequent design review entitlements for future development will 
ensure consistency with all standard requirements. 
 

Finding #2:  The proposed architecture, site design, and landscape are suitable for 
the purposes of the building and the site and will enhance the character of the 
neighborhood and community. 

Evidence #2:  The Project does not include any buildings at this time. The proposed 
subdivision map and related plans provide all the design elements required by the 
EGMC Titles 22 and 23. The conditions of approval and the requirement for 
subsequent design review entitlements for future development will ensure 
consistency with all standard requirements. 
 

Finding #3:  The architecture, including the character, scale and quality of the design, 
relationship with the site and other buildings, building materials, colors, screening of 
exterior appurtenances, exterior lighting and signing and similar elements establishes 
a clear design concept and is compatible with the character of buildings on adjoining 
and nearby properties. 

Evidence #3: The Project does not include any buildings. All future residential and 
commercial development will be subject to compliance with the Elk Grove 
Municipal Code and Elk Grove Design Guidelines.  The conditions of approval and 
the requirement for subsequent design review entitlements for future development 
will ensure consistency with all standard requirements. 
 



Finding #4:  The proposed Project will not create conflicts with vehicular, bicycle, or 
pedestrian modes of transportation. 

Evidence #4: The proposed Project layout and circulation is based upon a 
“modified grid” pattern. The layout of streets includes a mixture of grid, cul-de-sacs, 
and curvilinear alignments. The Project would include a total of five vehicle access 
points, including one access at Bruceville Road to the west, two access points 
along Sheldon Road to the north, and two access points at Lewis Stein Road to 
the east. “Street D” is a primary residential street with separated sidewalks that 
runs east-west through the site from Lewis Stein Road to the future High-Density 
Residential Site (Lot B). Access to the site is also provided from Bruceville Road 
on Street E. Internal streets have been planned to achieve access throughout the 
various villages, making it possible to circulate through the subdivision without 
having to exit onto a major arterial. Along the western site boundary, the Project 
will provide for a 40-foot-wide easement to accommodate the planned extension 
of a light rail transit (LRT) line. A 10-foot multi-purpose trail will be constructed 
along the southern boundary of the site (off-site) along the Laguna Creek Bypass 
Channel, with multiple connections extending northward to the proposed 
commercial and residential development. The proposed trail would connect to 
existing bike trail segments located west and east of the site. The Project includes 
an Amendment to the City’s Bicycle, Pedestrian and Trails Master Plan to modify 
the Class 1 multi-purpose trail alignment. Based upon the Project design and 
amendment to the City’s Bicycle, Pedestrian and Trails Master Plan, the Project 
will not create conflicts with vehicular, bicycle, or pedestrian modes of 
transportation. 

Finding #5:  The residential subdivision is well integrated with the City’s street network, 
creates unique neighborhood environments and establishes a pedestrian friendly 
environment.  

Evidence #5:  The Project includes an interconnected street system as well as 
sufficient open space. The proposed Project provides trail connections along 
Sheldon Road, Lewis Stein Road, and Bruceville Road that will connect to the 
future Class 1 multi-purpose trail on Laguna Creek.  Pedestrians will be able to 
utilize the trails to connect to the proposed park on the Project site, the neighboring 
Pinkerton Park, as well as larger off-site parks within the City. 

PASSED AND ADOPTED by the City Council of the City of Elk Grove this 14th day 
of October 2020 

STEVE LY, MAYOR of the 
CITY OF ELK GROVE 

ATTEST: APPROVED AS TO FORM: 

JASON LINDGREN, CITY CLERK JONATHAN P. HOBBS, 
CITY ATTORNEY   



EXHIBIT A 
SHELDON FARMS NORTH (EG-18-019) 
PROJECT DESCRIPTION 

PROJECT DESCRIPTION 

The Sheldon Farms North Project (Project) includes a Large Lot Tentative Subdivision 
Map for the creation of 14 large lots for financing and phasing purposes as well as a 
Small Lot Tentative Subdivision Map for the creation of 391 single-family residential lots, 
one commercial lot, one high-density residential lot, a park lot, and other lots for 
drainage and open space. The Project also includes Design Review for Subdivision 
Layout, an Amendment to the City’s Bicycle, Pedestrian, and Trails Master Plan, and a 
Park and Recreation Fee Deferral request. 
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�������

���.
/����������
������%�����%����#���������
�������

����#����������������
,�������
������
�bcddefghiedjkijljmhif������*��noooep� qgc�lrbbrsjik�tchduvcdw�sgci�hxxbjmhybcw�dghbb�yc�lrbbrscz�fgvrukgruf�hbb�xghdcd�rl�mridfvumfjri�fr�vczumc�irjdc�lvrt�mridfvumfjri�hmfj{jfjcd�hiz�dghbb�yc�fgc�vcdxridjyjbjf|�rl�fgc�mridfvumfjri�mrifvhmfrv�hiz�xvr}cmf�hxxbjmhif~��� ���ridfvumfjri�c�ujxtcif�dghbb�yc�scbb�thjifhjicz�hiz�udcz�}uzjmjrudb|�fr�yc�hd��ujcf�hd�xvhmfjmhb����ujx�hbb�jifcvihb�mrtyudfjri�cikjiceezvj{ci�c�ujxtcif�sjfg�tullbcvdw�sgjmg�hvc�ji�krrz�mrizjfjri�hiz�hxxvrxvjhfc�lrv�fgc�c�ujxtcif������dc���ujcf��trzcbd�rl�hjv�mrtxvcddrvd�hiz�rfgcv�dfhfjrihv|�irjdc�druvmcd�sgcvc�fcmgirbrk|�c�jdfd������rmhfc�dfhfjrihv|�irjdceekcicvhfjik�c�ujxtcif�hiz�mridfvumfjri�dfhkjik�hvchd�hd�lhv�hd�lchdjybc�lvrt�dcidjfj{c�vcmcxfrvdw�jimbuzjik�icjkgyrvjik�vcdjzcifjhb�udcdw�sgci�dcidjfj{c�vcmcxfrvd�hz}rji�rv�hvc�ichv�h�mridfvumfjri�hvch������vrgjyjf�uiicmcddhv|�jzbjik�rl�jifcvihb�mrtyudfjri�cikjicd������cdjkihfc�h��mridfvumfjri�bjhjdri��sgr�dghbb�yc�vcdxridjybc�lrv�vcdxrizjik�fr�hi|�brmhb�mrtxbhjifd�hyruf�mridfvumfjri�irjdc��qgc�bjhjdri�dghbb�zcfcvtjic�fgc�mhudc�rl�fgc�irjdc�mrtxbhjifd��c�k�w�dfhvfjik�frr�chvb|w�yhz�tullbcvw�rv�djtjbhv�lhjbuvc�fr�udc�ycdf�



� ��������	
��
�������������������������
�������
�������������
�������
���������
�
������

��� ����� ! !�

"#$%&'%()*�$+,�'+)&'&-&(�#($).+$/0(�1($)-#()�&.�%.##(%&�&2(�"#./0(13�4.+)"'%-.-)05�".)&�$�&(0("2.+(�+-1/(#�6.#�&2(�0'$').+�$&�&2(�%.+)&#-%&'.+�)'&(3�7�8.0,�$�"#(9%.+)&#-%&'.+�1((&'+:�;'&2�&2(�<./�'+)"(%&.#)�$+,�&2(�:(+(#$0�%.+&#$%&.#=.+9)'&(�"#.<(%&�1$+$:(#�&.�%.+6'#1�&2$&�+.')(�1'&':$&'.+�$+,�"#$%&'%()�>'+%0-,'+:�%.+)&#-%&'.+�2.-#)?�%.+)&#-%&'.+�)%2(,-0(?�$+,�+.')(�%..#,'+$&.#*�$#(�%.1"0(&(,3��@A� B�@�
������
��@����

������������
��C�
������
����D���������D������
��
������A�E����������
�������
��������������@�
�������

���
��������
��C���
F��
����������������
�G��BH���������
�����
������G���
��HA���
��
��
�����
��������������������

�I����

��
�
������
��������
��
���@��������������C�����@�
����������
���C������������
��C���BA���������J����
����
��K�LD�
���@�
���������
������C�!A ����
�����B��
������
�������
�������
�CC������������������
�
��
��
�������
���
�
��A�M���

�������
����������
���
�����������
��I�������@�
����
�I�����@���������
����
���������������������@�������
A�� ������������������
��������D���
����N��������I�����@���
���C�����
����D��O�
�
����D��
����D�
���@�����������
��������D�I�����I����������
������
��P�����@�
������������������
�������������C����
��������A�M����
�����C���@�
�����
�����������
�C��������
�����
����������N��������
���
��I�������



� ��������	
��
�������������������������
�������
�������������
�������
���������
�
������

��� ����� ! !�

"#$%&�'(�)*+,&-.�/0"�$1�2#34�56&�7&6893#.8+3��:���;<�

�
�
�����=����>
:����?@!A@B��=�����C����
����
��D�E?�F
�
��;����������
:��<����
���������
��������
�


���
����;�����������������������
���
�����������G����������
���=������������
������
���������
���������:�������:�
����������
��=�
����H��
�����!?!I����
�����J������

�
�� ��=���?�� "#$%&�'(�/8$*#.8+3�2&K&%6�L+*�/#*8+M6�N+36.*M-.8+3�OPM8QR&3.�OPM8QR&3.�"1Q&� /8$*#.8+3�2&K&%�#.�(S�L&&.�T83U6&-�))/V������������W���
��X��������
���� @?�@��YZ[\]̂_� !?̀BB�������������W
����X��������
���� !?abB�YZ[\]̂_� !?@a!�c�

����� @?@b�d
������e��� !?!�I�f
�

������������ !?!�I�d�
����>���g
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qrst� JK�YRMRPLPNVO�U]RLQNOMZ�MQLXNOM�LOXuVQ�UVOSPQWUPNVO�LUPNYNPNRS�LQR�b]LOORX�PV�VUUWQ�XWQNOM�P[R�aNMQLPVQ_�̂NQX�ORSPNOM�SRLSVO�vlbQN]�cw�PV�lWMWSP�cwxZ�bQRUVOSPQWUPNVO�SWQYR_S�PV�NXROPNK_�LUPNYR�aNMQLPVQ_�N̂QX�ORSPS�S[L]]�̂R�UVOXWUPRX�̂_�L�\WL]NKNRX�̂NV]VMNSP�hNP[NO�cy�XL_S�bQNVQ�PV�UVOSPQWUPNVO�NONPNLPNVOI�mVUWSRX�SWQYR_S�S[L]]�̂R�bRQKVQaRX�_̂�L�\WL]NKNRX� N̂V]VMNSP�KVQ�P[R�bWQbVSRS�VK�XRPRQaNONOM�bQRSROURuL̂ SROUR�VK�LUPNYR�ORSP�SNPRS�hNP[NO�P[R�fQVgRUP�SNPRZ�NOU]WXNOM�UVOSPQWUPNVO�LUURSS�QVWPRS�LOX�L�zddeKVVP�̂ WKKRQ�vNK�KRLSN̂]RxI�{[R�QRSW]PS�VK�P[R�SWQYR_S�S[L]]�̂ R�SŴ aNPPRX�PV�P[R�iRYR]VbaROP�jRQYNURS�iRbLQPaROPI�JK�LUPNYR�ORSP�SNPRS�LQR�NXROPNKNRX�VO�VQ�hNP[NO�zdd�KRRP�VK�P[R�fQVgRUP�SNPRZ�P[R�Lbb]NULOP�S[L]]�NabVSR�L�]NaNPRX�VbRQLPNOM�bRQNVX�v|}fx�KVQ�L]]�LUPNYR�ORSP�SNPRS�bQNVQ�PV�UVaaROURaROP�VK�LO_�fQVgRUP�UVOSPQWUPNVO�LUPNYNPNRS�PV�LYVNX�UVOSPQWUPNVOe�VQ�LUURSSeQR]LPRX�XNSPWQ̂LOURS�PV�aNMQLPVQ_�̂NQX�ORSPNOM�LUPNYNPNRSI�lO�|}f�UVOSPNPWPRS�

nNP[NO�cy�XL_S�bQNVQ�PV�YRMRPLPNVO�U]RLQNOMZ�MQLXNOMZ�LOXuVQ�UVOSPQWUPNVO�LUPNYNPNRS�VUUWQQNOM�XWQNOM�P[R�aNMQLPVQ_�N̂QX�ORSPNOM�SRLSVO�vlbQN]�cw�PV�lWMWSP�cwx� ǸP_�VK�k]T�pQVYR�iRYR]VbaROP�jRQYNURS�iRbLQPaROP� �
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lmno�

pe�TYJHKLPQ�HPNqMK�TMP[WKOTWLMP�HTWLZLWLJ[�HKJ�IYHPPJN�WM�MTTOK�NOKLPQ�WSJ�KHIWMK�PJ[WLPQ�[JH[MP�\rHPOHKa�cs�WM�gOQO[W�cs̀ �̂IKJTMP[WKOTWLMP�[OKZJa[�WM�LNJPWLea�HTWLZJ�KHIWMK�PJ[W[�[SHYY�bJ�TMPNOTWJN�ba�H�fOHYLeLJN�bLMYMQL[W�RLWSLP�ct�NHa[�IKLMK�WM�TMP[WKOTWLMP�LPLWLHWLMP]�uMTO[JN�[OKZJa[�[SHYY�bJ�IJKeMK_JN�ba�H�fOHYLeLJN� bLMYMQL[W� eMK� WSJ� IOKIM[J[� Me� NJWJK_LPLPQ�IKJ[JPTJqHb[JPTJ�Me�HTWLZJ�PJ[W�[LWJ[�RLWSLP�WSJ�UKMVJTW�[LWĴ�LPTYONLPQ�TMP[WKOTWLMP�HTTJ[[�KMOWJ[�HPN�H�sddXeMMW�bOeeJK�\Le�eJH[LbYJ̀]�vSJ�KJ[OYW[�Me�WSJ�[OKZJa[�[SHYY�bJ�[Ob_LWWJN�WM�WSJ�wJZJYMI_JPW�xJKZLTJ[�wJIHKW_JPW]�pe�HTWLZJ�PJ[W�[LWJ[�HKJ�LNJPWLeLJN�MP�MK�RLWSLP�sdd�eJJW�Me�WSJ�UKMVJTW�[LWĴ�WSJ�HIIYLTHPW�[SHYY�L_IM[J�HP�ijU�eMK�HYY�HTWLZJ�PJ[W�[LWJ[�IKLMK�WM�TM__JPTJ_JPW�Me�HPa�UKMVJTW�TMP[WKOTWLMP�HTWLZLWLJ[�WM�HZMLN�TMP[WKOTWLMPX�MK�HTTJ[[XKJYHWJN�NL[WOKbHPTJ[�WM�PJ[WLPQ�KHIWMK[]�gP�ijU�TMP[WLWOWJ[�H�IJKLMN�NOKLPQ�RSLTS�UKMVJTWXKJYHWJN�HTWLZLWLJ[�\L]J]̂�ZJQJWHWLMP�KJ_MZHŶ�JHKWS�_MZLPQ̂�HPN�TMP[WKOTWLMP̀�_Ha�PMW�MTTOK̂�HPN�[SHYY�bJ�L_IM[JN�RLWSLP�ysd�eJJW�Me�HPa�HTWLZJ�PJ[W�[LWJ[�OPWLY�WSJ�PJ[W�L[�NJJ_JN�LPHTWLZJ�ba�H�fOHYLeLJN�bLMYMQL[W]�gTWLZLWLJ[�IJK_LWWJN�RLWSLP�HPN�WSJ�[LhJ�\L]J]̂�ysd�eJJẀ�Me�ijU[�_Ha�bJ�HNVO[WJN�WSKMOQS�TMP[OYWHWLMP�RLWS�WSJ�kLWa]�
zLWSLP�ct�NHa[�IKLMK�WM�LPLWLHWLMP�Me�TYJHKLPQ�HPNqMK�TMP[WKOTWLMP�HTWLZLWLJ[�MTTOKKLPQ�NOKLPQ�WSJ�KHIWMK�PJ[WLPQ�[JH[MP�\rHPOHKa�cs�WM�gOQO[W�cs̀� kLWa�Me�{Y|�}KMZJ�wJZJYMI_JPW�xJKZLTJ[�wJIHKW_JPW� �

lmn~���� UKLMK�WM�LPLWLHWLMP�Me�MOWeHYY�TMP[WKOTWLMP�HTWLZLWLJ[̂�WSJ�HIIYLTHPW�[SHYY�MbWHLP�IJK_LW�HOWSMKLhHWLMP�Le�PJTJ[[HKâ�H[�NJWJK_LPJN�ba��xgk{̂�WM�eLYY�RHWJK[�Me�WSJ��]x]�OPNJK�xJTWLMP�tdt�Me�WSJ�eJNJKHY�kYJHP�zHWJK�gTW�\xJTWLMP�tdt�UJK_LẀ�eKM_��xgk{]�vSJ�xJTWLMP�tdt�UJK_LW�HIIYLTHWLMP�[SHYY�LPTYONJ�HP�H[[J[[_JPW�Me�NLKJTWYa�L_IHTWJN̂� UKLMK�WM�LPLWLHWLMP�Me�MOWeHYY�TMP[WKOTWLMP�HTWLZLWLJ[� kLWa�Me�{Y|�}KMZJ�wJZJYMI_JPW� �
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opqrstu� vV�RNi_LRNM�IPM�QRLKR�XK�LPLXLIXLKP�KV�K_XVIbb�TKPSXR_TXLKP�ITXLJLXLNSO�XYN�eRKmNTX�IQQbLTIPX�SYIbb�S_â LX�XK�XYN�gNPXRIb�wIbbǸ�xNULKPIb�yIXNR�z_IbLX̀�gKPXRKb�{KIRM�IP�IQQbLTIXLKP�VKR�gbNIP�yIXNR�fTX�\NTXLKP�cdj�yIXNR�z_IbLX̀�gNRXLVLTIXLKP�IPMkKR�yISXN�nLSTYIRUN�xNi_LRN̂ NPXS�VKR�eRKmNTXS�vPJKbJLPU�nLSTYIRUN�KV�nRNMUNM�IPMkKR�lLbb�]IXNRLIb�XK�yIXNRS�KV�XYN�\XIXN[�|YN�eRKmNTX�IQQbLTIPX�SYIbb�aN�RNSQKPSLabN�VKR�TKPM_TXLPU�Ibb�eRKmNTX�ITXLJLXLNS�LP�ITTKRMIPTN�WLXY�XYN�QNR̂LX�QRKJLSLKPS�K_XbLPNM�LP�XYN�IQQbLTIabN�gNPXRIb�wIbbǸ�yIXNR�{KIRM�QNR̂LX[�f�TKQ̀�KV�XYN�yIXNR�z_IbLX̀�gNRXLVLTIXLKP�KR�WILJNR�LSS_NM�VKR�XYN�eRKmNTX�SYIbb�aN�S_â LXXNM�XK�XYN�gLX̀�nNJNbKQ̂ NPX�\NRJLTNS�nNQIRX̂ NPX[� eRLKR�XK�LPLXLIXLKP�KV�K_XVIbb�TKPSXR_TXLKP�ITXLJLXLNS� gLX̀�KV�hb}�~RKJN�nNJNbKQ̂ NPX�\NRJLTNS�nNQIRX̂ NPX��xyzg{� �
opqrs�u� eRLKR�XK�LPLXLIXLPU�K_XVIbb�TKPSXR_TXLKP�ITXLJLXLNSO�XYN�eRKmNTX�IQQbLTIPX�SYIbb�S_â LX�I�TK̂ QbNXN��I}N�KR�\XRNÎ aNM�fbXNRIXLKP�PKXLVLTIXLKP�VKR̂�XK�XYN�gnly�RNULKPIb�KVVLTN[�vV�gnly�MNXNR̂LPNS�XYIX�XYN�eRKmNTX�WLbb�PKX�S_aSXIPXLIbb̀�IbXNR�I�RLJNRO�SXRNÎ O�KR�bI}NO�gnly�WLbb�QRKJLMN�WRLXXNP�JNRLVLTIXLKP�IPM�RNV_PM�XYN�PKXLVLTIXLKP�VNNO�IPM�XYN�eRKmNTX�IQQbLTIPX�SYIbb�S_â LX�I�TKQ̀�KV�XYN�JNRLVLTIXLKP�bNXXNR�XK�XYN�gLX̀�nNJNbKQ̂ NPX�\NRJLTNS�nNQIRX̂ NPX[�fbXNRPIXLJNb̀O�LV�gnly�MNXNR̂LPNS�XYIX�I��I}N�KR�\XRNÎ aNM�fbXNRIXLKP�fURNN̂ NPX�LS�RNi_LRNMO�XYN�eRKmNTX�IQQbLTIPX�SYIbb�TK̂ Qb̀�WLXY�Ibb�QRKJLSLKPS�ISSKTLIXNM�WLXY�XYN�fURNN̂ NPXO�IPM�I�TKQ̀�KV�XYN�LSS_NM� eRLKR�XK�LPLXLIXLKP�KV�K_XVIbb�TKPSXR_TXLKP�ITXLJLXLNS� gLX̀�KV�hb}�~RKJN�nNJNbKQ̂ NPX�\NRJLTNS�nNQIRX̂ NPX��gnly� �
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cde�

fM�NQK�K_KMN�PO�NQK�VTTZ[KMNVW�[ZUTP_KJ]�PJ�JKTPIMZNZPM�PO�VM]�QYLVM�JKLVZMUg�NQK�̂K_KWP̀ LKMN�aKJ_ZTKU�̂ K̀ VJNLKMN�UQVWW�XK�MPNZOZK[g�VM[�OYJNQKJ�KhTV_VNZPM�PJ�[ZUNYJXVMTK�PO�NQK�OZM[�PJ�VM]�MKVJX]�VJKV�JKVUPMVXW]�UYÙKTNK[�NP�P_KJWZK�V[SVTKMN�QYLVM�JKLVZMU�UQVWW�MPN�PTTYJ�YMNZW�TPL ẀZVMTK�iZNQ�NQK�̀JP_ZUZPMU�PO�\jkH�lYZ[KWZMKU�aKTNZPM�mnopqbnrKsrms�VM[�rts�QVU�PTTYJJK[b�uQK�lYZ[KWZMKU�ÙKTZO]�NQVN�ZM�NQK�K_KMN�PO�NQK�[ZUTP_KJ]�PO�QYLVM�JKLVZMU�PNQKJ�NQVM�ZM�V�[K[ZTVNK[�TKLKNKJ]g�MP�OYJNQKJ�KhTV_VNZPM�VN�NQK�UZNK�PJ�VM]�MKVJX]�VJKV�UYÙKTNK[�NP�TPMNVZM�QYLVM�JKLVZMU�UQVWW�PTTYJ�VM[�NQK�\PYMN]�\PJPMKJ�UQVWW�XK�MPNZOZK[�NP�[KNKJLZMK�ZO�VM�ZM_KUNZIVNZPM�ZMNP�NQK�TVYUK�PO�[KVNQ�ZU�JKvYZJK[b�fO�NQK�TPJPMKJ�[KNKJLZMKU�NQVN�NQK�JKLVZMU�VJK�wVNZ_K�HLKJZTVMg�NQKMg�iZNQZM�tq�QPYJUg�NQK�\PJPMKJ�LYUN�MPNZO]�NQK�wVNZ_K�HLKJZTVM�xKJZNVIK�\PLLZUUZPMg�iQZTQ�ZM�NYJM�iZWW�MPNZO]�NQK�LPUN�WZyKW]�[KUTKM[VMNU�iQP�LV]�JKTPLLKM[�NJKVNLKMN�PO�NQK�JKLVZMU�VM[�VM]�IJV_K�IPP[Ub�fO�NQK�wVNZ_K�HLKJZTVM�xKJZNVIK�\PLLZUUZPM�ZU�YMVXWK�NP�Z[KMNZO]�V�LPUN�WZyKW]�[KUTKM[VMN�PJ�LPUN�WZyKW]�[KUTKM[VMN�OVZWU�NP�LVyK�V�JKTPLLKM[VNZPM�iZNQZM�qz�QPYJU�VONKJ�MPNZOZTVNZPM�X]�NQK�wVNZ_K�HLKJZTVM�xKJZNVIK�\PLLZUUZPMg�PJ�NQK�WVM[PiMKJ�PJ�QZU�VYNQPJZ{K[�VIKMN�JKSKTNU�NQK�JKTPLLKM[VNZPM�X]�NQK�LPUN�WZyKW]�[KUTKM[VMN�VM[�LK[ZVNZPM�X]�NQK�wVNZ_K�HLKJZTVM�xKJZNVIK�\PLLZUUZPM�OVZWU�NP�̀ JP_Z[K�V�LKVUYJK�VTTK̀ NVXWK�NP�NQK�WVM[PiMKJg�NQKM�NQK�WVM[PiMKJ�PJ�QZU�VYNQPJZ{K[�JK̀ JKUKMNVNZ_K�UQVWW�JKXYJ]�NQK�QYLVM�JKLVZMU�VM[�IJV_K�IPP[U�iZNQ�V̀ J̀P̀ JZVNK�[ZIMZN]�VN�V�WPTVNZPM�PM�NQK�̀ JP̀ KJN]�MPN�UYXSKTN�NP�OYJNQKJ�[ZUNYJXVMTKUb�aQPYW[�QYLVM�JKLVZMU�XK�KMTPYMNKJK[g�V�TP̀ ]�PO�NQK�JKUYWNZMI�\PYMN]�\PJPMKJ�JK̀ PJN�MPNZMI�VM]�iJZNNKM�TPMUYWNVNZPM�iZNQ�NQK�wVNZ_K�HLKJZTVM�xKJZNVIK�\PLLZUUZPM�UQVWW�XK�UYXLZNNK[�VU�̀JPPO�PO�TPL ẀZVMTK�NP�NQK�̂K_KWP̀ LKMN�aKJ_ZTKU�̂K̀ VJNLKMNb�
ŶJZMI�IJPYM[|[ZUNYJXZMI�VTNZ_ZNZKU� \ZN]�PO�jWy�lJP_K�K̂_KWP̀ LKMN�aKJ_ZTKU�K̂̀ VJNLKMN��\PYMN]�\PJPMKJ��wHx\� �
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_̂̀�

aM�NOP�P[PMN�NOVN�SXYNXKVY�KPTJXKSPT�JK�NKUbVY�SXYNXKVY�KPTJXKSPT�VKP�\UTSJ[PKP\�\XKUMc�cKV\UMc�JK�SJMTNKXSNUJM�VSNU[UNUPT�\XKUMc�\P[PYJQWPMN�JZ�NOP�dKJRPSNe�fJKL�TOVYY�OVYN�UWWP\UVNPYg�fUNOUM�hii�ZPPN�JZ�NOP�\UTSJ[PKge�NOP�jP[PYJQWPMN�kPK[USPT�jUKPSNJK�TOVYY�bP�UWWP\UVNPYg�MJNUZUP\]�lOP�mQQYUSVMNnT�JMoTUNP�pJMTNKXSNUJM�kXQPK[UTJKe�NOP�pUNg�JZ�qYL�rKJ[Pe�VM�VKSOVPJYJcUTN�WPPNUMc�NOP�kPSKPNVKg�JZ�NOP�aMNPKUJKnT�kNVM\VK\T�UM�mKSOVPJYJcge�VM\�VMg�VQQYUSVbYP�sVNU[P�mWPKUSVM�NKUbPT�TOVYY�VTTPTT�NOP�\UTSJ[PKg�NJ�\PNPKWUMP�UZ�UN�tXVYUZUPT�VT�V�NKUbVY�SXYNXKVY�KPTJXKSP]�lOP�VQQKJQKUVNP�NKPVNWPMN�JZ�NOP�\UTSJ[PKge�UMSYX\UMc�VMg�VQQYUSVbYP�V[JU\VMSP�JK�WUNUcVNUJM�TNKVNPcUPTe�TOVYY�bP�\PNPKWUMP\�UM�SJMTXYNVNUJM�fUNO�NOP�pUNg�VM\�NOP�VQQYUSVbYP�NKUbPT]�pJMTNKXSNUJM�VSNU[UNUPT�fUNOUM�hii�ZPPN�JZ�NOP�\UTSJ[PKg�TOVYY�MJN�SJWWPMSP�XMNUY�NOP�VQQKJQKUVNP�NKPVNWPMN�OVT�bPPM�\PNPKWUMP\�VM\�VMg�VQQYUSVbYP�WUNUcVNUJM�OVT�bPPM�SJWQYPNP\]�uUNUcVNUJM�TOVYY�ZJYYJf�NOP�KPSJWWPM\VNUJMT�\PNVUYP\�UM�dXbYUS�vPTJXKSPT�pJ\P�TPSNUJMT�whixy]z{V|�VM\�{b|e�VM\�pq}m�rXU\PYUMPT�TPSNUJM�h~z�i]IJKL�WVg�SJMNUMXP�JM�JNOPK�QVKNT�JZ�NOP�dKJRPSN�TUNP�fOUYP�OUTNJKUSVY�JK�XMUtXP�VKSOVPJYJcUSVY�KPTJXKSP�WUNUcVNUJM�NVLPT�QYVSP�{dXbYUS�vPTJXKSPT�pJ\P�kPSNUJM�whixz]w|]�
jXKUMc�cKV\UMc�VM\�SJMTNKXSNUJM�VSNU[UNUPT� pUNg�JZ�qYL�rKJ[P�jP[PYJQWPMN�kPK[USPT�jPQVKNWPMN� �

_̂�� lOP�VQQYUSVMN�TOVYY�KPNVUM�NOP�TPK[USPT�JZ�V�tXVYUZUP\�QKJZPTTUJMVY�NJ�SJM\XSN�V�fJKLPK�PM[UKJMWPMNVY�NKVUMUMc�TPTTUJM�ZJK�NOP�SJMTNKXSNUJM�SKPf�NOVN�fUYY�bP�SJM\XSNUMc�cKV\UMc�VM\�P�SV[VNUJM�VN�NOP�QKJRPSN�TUNP]�lOP�fJKLPK�PM[UKJMWPMNVY�NKVUMUMc�TOVYY�UMSYX\P�VKSOVPJYJcUSVY�VM\�lKUbVY�pXYNXKVY�vPTJXKSP�VfVKPMPTT]�lOP�NKVUMUMc�TOVYY�bP�\P[PYJQP\�UM�SJJK\UMVNUJM�fUNO�NOP�VQQYUSVbYP�NKUbPT�VM\�VQQKJ[P\�bg�NOP�pUNg]�lOP�NKVUMUMc�TOVYY�U\PMNUZg�NOP�VQQKJQKUVNP�QJUMN�JZ�SJMNVSN�UM�NOP�SVTP�JZ�NKUbVY�SXYNXKVY�KPTJXKSP�\UTSJ[PKg�VM\�TOVYY�UMSYX\P�KPYP[VMN�UMZJKWVNUJM�KPcVK\UMc�NKUbVY�SXYNXKVY�KPTJXKSPTe�UMSYX\UMc�VQQYUSVbYP�KPcXYVNUJMTe�QKJNJSJYT�ZJK�V[JU\VMSPe�VM\�SJMTPtXPMSPT�JZ�[UJYVNUMc�kNVNP�YVfT�VM\� jXKUMc�cKV\UMc�VM\�P�SV[VNUJM�VSNU[UNUPT� pUNg�JZ�qYL�rKJ[P�jP[PYJQWPMN�kPK[USPT�jPQVKNWPMN� �
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dJ[QIJ�OVJ�SONIO�Q[�NR\�JNIOVZQePRK�NXOPePOPJSf�OVJ�gIQhJXO�N̂ M̂PXNRO�SVNMM�IJONPR�N�YLNMP[PJW�SXPJROPSO�iJTKTf�KJQMQKPSOf�_PQMQKPSOf�N̂MJQROQMQKPSOj�OQ�OINPR�NMM�XQRSOILXOPQR�̂JISQRRJM�PReQMeJW�kPOV�JNIOVZQePRK�NXOPePOPJSf�PRXMLWPRK�OVJ�SPOJ�SL̂ JIPROJRWJROf�IJKNIWPRK�OVJ�̂QSSP_PMPO\�Q[�JRXQLROJIPRK�[QSSPMSf�OVJ�N̂ ĴNINRXJ�NRW�O\̂JS�Q[�[QSSPMS�MPlJM\�OQ�_J�SJJR�WLIPRK�XQRSOILXOPQRf�NRW�̂IQ̂ JI�RQOP[PXNOPQR�ÎQXJWLIJS� SVQLMW� [QSSPMS� _J� JRXQLROJIJWT� UINPRPRK� QR�N̂MJQROQMQKPXNM�IJSQLIXJS�SVNMM�NMSQ�_J�̂ IQePWJW�OQ�NMM�QOVJI�XQRSOILXOPQR�kQIlJIS�_LO�ZN\�LSJ�ePWJQON̂ J�Q[�OVJ�PRPOPNM�OINPRPRK�NRWmQI�kIPOOJR�ZNOJIPNMS�INOVJI�OVNR�PR]̂JISQR�OINPRPRKT��n[�NR\�̂ NMJQROQMQKPXNM�IJSQLIXJS�i[QSSPMSj�NIJ�WPSXQeJIJW�WLIPRK�KINWPRK�QI�XQRSOILXOPQR�NXOPePOPJS�kPOVPR�OVJ�gIQhJXO�NIJNf�kQIl�SVNMM�_J�VNMOJW�PZZJWPNOJM\�kPOVPR�op�[JJO�Q[�OVJ�WPSXQeJI\f�NRW�OVJ�qPO\�gMNRRPRK�rPePSPQR�SVNMM�_J�PZZJWPNOJM\�RQOP[PJWT�UVJ�gIQhJXO�N̂ M̂PXNRO�SVNMM�IJONPR�N�YLNMP[PJW�̂NMJQROQMQKPSO�OQ�JeNMLNOJ�OVJ�IJSQLIXJ�NRW�̂IĴ NIJ�N�IJXQeJI\�̂MNR�PR�NXXQIWNRXJ�kPOV�sQXPJO\�Q[�tJIOJ_INOJ�gNMJQROQMQK\�KLPWJMPRJS�istg�upvpjT�UVJ�IJXQeJI\�M̂NR�ZN\�PRXMLWJf�_LO�PS�RQO�MPZPOJW�OQf�N�[PJMW�SLIeJ\f�XQRSOILXOPQR�ZQRPOQIPRKf�SNZ M̂PRK�NRW�WNON�IJXQeJI\�̂ IQXJWLIJSf�ZLSJLZ�SOQINKJ�XQQIWPRNOPQR�[QI�NR\�ŜJXPZJR�IJXQeJIJWf�NRW�N�IĴ QIO�Q[�[PRWPRKST�wJXQZZJRWNOPQRS�PR�OVJ�IJXQeJI\� M̂NR�OVNO�NIJ�WJOJIZPRJW�_\�OVJ�qPO\�OQ�_J�RJXJSSNI\�NRW�[JNSP_MJ�SVNMM�_J�PZ M̂JZJROJW�_\�OVJ�N̂ M̂PXNRO�_J[QIJ�XQRSOILXOPQR�NXOPePOPJS�IJSLZJ�PR�OVJ�NIJN�kVJIJ�OVJ�̂ NMJQROQMQKPXNM�IJSQLIXJS�kJIJ�WPSXQeJIJWT�
gIPQI�OQ�OVJ�SONIO�Q[�NR\�JNIOVZQePRK�NXOPePOPJS� qPO\�Q[�xMl�yIQeJ�gMNRRPRK�rPePSPQR� �
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MNOPN�QP�ORRSTUVW�PX�YSOZ[OU\�]WN̂OQR_�MNP̀WVQ�aSOZ[OU\�MZTUR�RbTZZ�[Ŵ PURQNTQW�VP̂ ]ZOTUVW�cOQb�QbW�XPZZPcOU\�T]]ZOVTYZW�̂ WTRSNWR�OUVZS[W[�OU�QbW�dOQefR�dZÔTQW�gVQOPU�MZTU_�QP�QbW�RTQORXTVQOPU�PX�QbW�dOQe�PX�hZi�jNPkW�MZTUUOU\�lOkOROPUm�n� ahopm�qbW�MNP̀WVQ�RbTZZ�VP̂ ]Ze�cOQb�rstu�dTZjNWWU�qOWN�t�RQTU[TN[R_�OUVZS[OU\�T�tv�]WNVWUQ�Ô]NPkŴ WUQ�PkWN�^OUÔŜ �qOQZW�rp_�MTNQ�u_�aSOZ[OU\�hUWN\e�hXXOVOWUVe�wQTU[TN[Rx�yX�YSOZ[OU\�]WN̂OQR�TNW�ORRSW[�RSYRWzSWUQ�QP�{TUSTNe�t_�rsrs_�QbW�MNP̀WVQ�RbTZZ�]NPkO[W�T�ZWkWZ�PX�WXXOVOWUVe�TQ�ZWTRQ�QbTQ�PX�qOWN�t�PX�QbW�rstu�dTZjNWWU�dP[W_�PN�YTRWZOUW�PX�QbW�VSNNWUQ�dTZjNWWU�dP[W_�cbOVbWkWN�OR�̂PNW�WXXOVOWUQx�n� ahovm�wbPSZ[�TUe�NWRO[WUQOTZ�]PNQOPU�PX�QbW�MNP̀WVQ�|OUVZS[OU\�ROU\ZWoXT̂ OZe�TU[�̂ SZQOoXT̂ OZe}�YW�VPURQNSVQW[�TXQWN�{TUSTNe�t_�rsrv_�QbWRW�SUOQR�RbTZZ�YW�VPURQNSVQW[�TR�~WNP��WQ�hUWN\e�SUOQRx�qbW�MNP̀WVQ�RbTZZ�TVbOWkW�T�qPQTZ�hUWN\e�lWO\U��TQOU\�|qPQTZ�hl�}�TU[�hUWN\e�hXXOVOWUVe�lWRO\U��TQOU\�|hXXOVOWUVe�hl�}�PX��WNP_�VPURORQWUQ�cOQb�QbW�RQTU[TN[R�OU�qOQZW�rp_�MTNQ�u�PX�QbW�dTZOXPNUOT�dP[W�PX��W\SZTQOPUR_�XPN�TZZ�SUOQR�]WN̂OQQW[�TXQWN�{TUSTNe�t_�rsrvx�n� ahoum�gQ�ZWTRQ�ts�]WNVWUQ�PX�TZZ�NWRO[WUQOTZ�SUOQR�RbTZZ�OUVZS[W�TZZoWZWVQNOV�T]]ZOTUVWR�TU[���gd�ReRQŴ R_�OUVZS[OU\_�YSQ�UPQ�ZÔOQW[�QP_�|g}�T�bWTQ�]Ŝ ]�cTQWN�bWTQWN�cOQb�T�̂ OUÔŜ ��UOXPN̂�hUWN\e��TVQPN�PX�rx��_�TU[�|a}�TU�OU[SVQOPU�VPPiQP]�NTU\W�XPN�TZZ�VPPiOU\�RSNXTVWR�OU�QbW�SUOQx�n� qgd�o�m�g�^OUÔŜ �PX�rv�]WNVWUQ�PX�QbW�PXXoNPT[�VPURQNSVQOPU�XZWWQ�SRW[�[SNOU\�VPURQNSVQOPU�PX�QbW�MNP̀WVQ�RbTZZ�OUVZS[W�hUkONPÛ WUQTZ�MNPQWVQOPU�g\WUVe�VWNQOXOW[�PXXoNPT[�qOWN�p�[OWRWZ�WU\OUWR�|PN�YWQQWN}x�n� qgd�o�m�qbW�MNP̀WVQ�RbTZZ_�TQ�T�̂ OUÔŜ _�]NPkO[W�QbW�
MNOPN�QP�ORRSTUVW�PX�YSOZ[OU\�]WN̂OQR� dOQe�PX�hZi�jNPkW�MZTUUOU\�lOkOROPU� �
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����34567� �898:;98<=��6;>376� �848=:?��4@A646=9;98<=� �=B<7C646=9?��<=89<78=:� D678B8C;98<=�EF;96�;=F�G8:=;9376H�IJKKJLMNO�PMNMPQP�RKRSTUMSVK�WRXMSKR�YRUWMSR�RZQM[PRNT\��]� _̂̀URVab�IJU�VKK�YMNOKR̀IVPMKb�QNMTYc��]�dJU�PQKTM̀IVPMKb�QNMTYe�fgh�[RUSRNT�JI�[VUiMNO�YTVKKY�LMTX�_̂�SXVUOMNO�RZQM[PRNT�MNYTVKKRa�VNa�fgh�[RUSRNT�JI�[VUiMNO�YTVKKY�̂_̀URVabc�VNa��]�dJU�URTVMK�QYRYe�j�[RUSRNT�JI�[VUiMNO�YTVKKY�LMTX�̂_�SXVUOMNO�RZQM[PRNT�MNYTVKKRa�VNa�j�[RUSRNT�JI�[VUiMNO�YTVKKY�̂_̀URVabg��k� lXJQKa�TXR�mMTb�VaJ[T�V�XMOXRU�YTVNaVUa�[UMJU�TJ�MYYQVNSR�JI�VNb�V[[KMSVnKR�nQMKaMNO�[RUPMTe�YQSX�XMOXRU�YTVNaVUaY�YXVKK�V[[Kbg�
opq� rUMJU�TJ�MYYQVNSR�JI�OUVaMNO�[RUPMTYe�TXR�SJNTUVSTJU�YXVKK�[UR[VUR�V�lTJUP�sVTRU�rJKKQTMJN�rURWRNTMJN�rKVN�tlsrrru�IJU�URWMRL�VNa�V[[UJWVK�nb�TXR�vsvmwg�xXR�aRWRKJ[RU�YXVKK�IMKR�TXR�yJTMSR�JI�zNTRNT�ty{zu�VNa�VYYJSMVTRa�IRR�TJ�TXR�lsvmwg�xXR�lsrrr�YXVKK�YRUWR�VY�TXR�IUVPRLJUi�IJU�MaRNTMIMSVTMJNe�VYYMONPRNTe�VNa�MP[KRPRNTVTMJN�JI�w|rYg�xXR�SJNTUVSTJU�YXVKK�MP[KRPRNT�w|rY�TJ�URaQSR�[JKKQTVNTY�MN�YTJUPLVTRU�aMYSXVUORY�TJ�TXR�PV}MPQP�R}TRNT�[UVSTMSVnKRg�mJNYTUQSTMJN�tTRP[JUVUbu�w|rY�IJU�TXR�[UJ~RST�PVb�MNSKQaRe�nQT�VUR�NJT�KMPMTRa�TJ\�IMnRU�UJKKYe�YTUVL�nVKR�nVUUMRUe�YTUVL�LVTTKRYe�YTJUP�aUVMN�MNKRT�[UJTRSTMJNe�WRKJSMTb�aMYYM[VTMJN�aRWMSRYe�YMKT�IRNSRYe�LMNa�RUJYMJN�SJNTUJKe�YTVnMKM�Ra�SJNYTUQSTMJN�RNTUVNSRe�XbaUJYRRaMNOe�URWRORTVTMJN�TRSXNMZQRYe�VNa�aQYT�SJNTUJK�PRVYQURYg�xXR�lsrrr�YXVKK�nR�YQnPMTTRa�TJ�TXR��MURSTJU�JI�rQnKMS�sJUiY�mMTb�̂NOMNRRU�IJU�URWMRL�VNa�V[[UJWVK�VNa�YXVKK�URPVMN�JN�TXR�[UJ~RST�YMTR�aQUMNO�VKK�[XVYRY�JI�SJNYTUQSTMJNg�dJKKJLMNO�MP[KRPRNTVTMJN�JI�TXR�lsrrre�TXR�SJNTUVSTJU� YXVKK� YQnYRZQRNTKb� aRPJNYTUVTR� TXR� lsrrr�Y�RIIRSTMWRNRYY�VNa�[UJWMaR�IJU�NRSRYYVUb�VNa�V[[UJ[UMVTR�URWMYMJNYe�

rUMJU�TJ�MYYQVNSR�JI�OUVaMNO�[RUPMTY� mMTb�JI�̂Ki��UJWR��MURSTJU�JI�rQnKMS�sJUiY�mMTb�N̂OMNRRU��vs�mw��lsvmw� �
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����34567� �898:;98<=��6;>376� �848=:?��4@A646=9;98<=� �=B<7C646=9?��<=89<78=:� D678B8C;98<=�EF;96�;=F�G8:=;9376H�IJKLMLNOPLJQRS�OQK�LITUJVWIWQPR�PJ�UWKXNW�TJYYXPOQPR�LQ�RPJUIZOPWU�KLRN[OU\WR�PJ�P[W�IO]LIXI�W]PWQP�TUONPLNÔ YW_�àb� cULJU�PJ�LRRXOQNW�JM�\UOKLQ\�TWUILPRS�P[W�cUJdWNP�LITUJVWIWQP�TYOQR�R[OYY�KWIJQRPUOPWS�PJ�P[W�ROPLRMONPLJQ�JM�P[W�eLPf�gQ\LQWWUS�P[OP�P[W�cUJdWNP�KWRL\Q�LR�NJITYLOQP�ZLP[�P[W�eLPf�JM�gYh�iUJVW�jkl�TWUILP�mnUKWU�oJ_�pqrstuvrttltrttqwS�NJQRLRPWQP�ZLP[�e[OTPWU�uq_us�JM�P[W�eLPfxR�jXQLNLTOY�eJKW_� cULJU�PJ�LRRXOQNW�JM�\UOKLQ\�TWUILPR� eLPf�gQ\LQWWU� �
ỳyyaz�

{[W�MJYYJZLQ\�IWORXUWRS�Z[WQ�OTTYLNÔ YWS�R[OYY�̂ W�MJYYJZWK�P[UJX\[JXP�OYY�T[ORWR�JM�NJQRPUXNPLJQ�PJ�UWKXNW�QJLRW�MUJI�NJQRPUXNPLJQ�ONPLVLPLWR�OQK�R[OYY�̂ W�P[W�UWRTJQRL̂LYLPf�JM�P[W�NJQRPUXNPLJQ�NJQPUONPJU�OQK�TUJdWNP�OTTYLNOQP|��}� eJQRPUXNPLJQ�W~XLTIWQP�R[OYY�̂W�ZWYY�IOLQPOLQWK�OQK�XRWK�dXKLNLJXRYf�PJ�̂ W�OR�~XLWP�OR�TUONPLNOY_�g~XLT�OYY�LQPWUQOY�NJI X̂RPLJQ�WQ\LQWrrKULVWQ�W~XLTIWQP�ZLP[�IXMMYWURS�Z[LN[�OUW�LQ�\JJK�NJQKLPLJQ�OQK�OTTUJTULOPW�MJU�P[W�W~XLTIWQP_��}� �RW��~XLWP��IJKWYR�JM�OLU�NJITUWRRJUR�OQK�JP[WU�RPOPLJQOUf�QJLRW�RJXUNWR�Z[WUW�PWN[QJYJ\f�W]LRPR_��}� �JNOPW�RPOPLJQOUf�QJLRWrr\WQWUOPLQ\�W~XLTIWQP�OQK�NJQRPUXNPLJQ�RPO\LQ\�OUWOR�OR�MOU�OR�MWORL̂YW�MUJI�RWQRLPLVW�UWNWTPJURS�LQNYXKLQ\�QWL\[̂ JULQ\�UWRLKWQPLOY�XRWRS�Z[WQ�RWQRLPLVW�UWNWTPJUR�OKdJLQ�JU�OUW�QWOU�O�NJQRPUXNPLJQ�OUWO_��}� cUJ[L̂LP�XQQWNWRROUf�LKYLQ\�JM�LQPWUQOY�NJI X̂RPLJQ�WQ\LQWR_��}� �WRL\QOPW�O��NJQRPUXNPLJQ�YLOLRJQ��Z[J�R[OYY�̂W�UWRTJQRL̂YW�MJU�UWRTJQKLQ\�PJ�OQf�YJNOY�NJITYOLQPR�Ô JXP�NJQRPUXNPLJQ�QJLRW_�{[W�YLOLRJQ�R[OYY�KWPWUILQW�P[W�NOXRW�JM�P[W�QJLRW�NJITYOLQPR�mW_\_S�RPOUPLQ\�PJJ�WOUYfS�̂OK�IXMMYWUS�JU�RLILYOU�MOLYXUW�PJ�XRW�̂ WRP�TUONPLNWRw�OQK�LQRPLPXPW�UWORJQÔ YW�
{[UJX\[JXP�OYY�T[ORWR�JM�NJQRPUXNPLJQ� eLPf�JM�gYh�iUJVW��WVWYJTIWQP�kWUVLNWR��WTOUPIWQP� �
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Exhibit F 
Sheldon Farms North (EG-18-019) 
DRAFT Conditions of Approval – LARGE LOT TENTATIVE SUBDIVISION MAP 
 

Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

ON-GOING

1. Development and operation of the proposed Project shall be consistent with the Project 
Description and Project Plans as provided in Exhibits A and B, incorporated herein by this 
reference. Deviations from the approved plans shall be reviewed by the City for substantial  
compliance and may require amendment by the appropriate hearing body.

On-Going Planning

2. The Large Lot Tentative Subdivision Map approval is valid for 36 months from the date of 
Planning Commission approval, unless an extension of time is subsequently approved.

36 months, 
commencing with the 

date of Planning 
Commission approval

Planning

3. This action does not relieve the Applicant of the obligation to comply with all ordinances,  
statutes, regulations, and procedures.

On-Going Planning

4. The Applicant, or Successors in Interest (hereinafter referred to as the Applicant) shall indemnify, 
protect, defend, and hold harmless the City, its officers, officials, agents, employees, and 
volunteers from and against any and all claims, damages, demands, liability, costs, losses or 
expenses including without limitation court costs, reasonable attorney’s fees and expert witness 
fees arising out of this Project including challenging the validity of this Application/permit or any 
environmental or other documentation related to approval of this application.

On-Going Planning

5. Except as otherwise specified or provided for in the Project plans or in these conditions, the 
Project shall conform to the development standards and design requirements adopted by the 
City of Elk Grove, specifically including but not limited to the following:

The Elk Grove Zoning Code (Title 23 of the EGMC)
EGMC Title 22 (Land Development)
EGMC Chapter 19.12 (Tree Preservation and Protection)
EGMC Chapter 14.10 (Water Efficient Landscape Requirements)
EGMC Title 16 (Building and Construction)
Elk Grove Design Guidelines

On-Going Planning



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

6. As to any fee, dedication, reservation or exaction established by these conditions of approval 
that are subject to the Mitigation Fee Act, notice is hereby given pursuant to California 
Government Code Section 66020(d) that the 90-day period in which you may protest the fees 
set forth herein has begun to run as of the date of approval of this Project.  Other limitations 
periods may apply.  The City reserves all rights. 

On-Going Planning

7. The approval of this Large Lot Tentative Subdivision Map does not convey any rights to 
develop.  Prior to construction or development of any of the parcels created by approval of 
the Large Lot Final Map, the Applicant shall obtain any subsequent approvals required by the 
City for such construction or development, including but not limited to Small Lot Final Maps, 
District Development Plans, Design Reviews, Grading Permits, Improvement Plans, Building 
Permits and other similar approvals.

On-Going Planning

Engineering

PRIOR TO OR IN CONJUNCTION WITH FINAL MAP SUBMITTAL OR APPROVAL

8. The development approved by this action is subject to the Mitigation Monitoring and Reporting 
Program (MMRP) adopted as part of the Project. A deposit of $10,000 for monitoring mitigation 
measures applicable to this development shall be paid to the City in order to assure MMRP 
compliance. Until the MMRP has been recorded and the estimated MMRP deposit of $10,000 
has been paid, no final map for the subject property shall be approved and no grading, 
building, sewer connection, water connection, or occupancy permit from the City or County 
will be approved. If actual City monitoring costs exceed the initial estimate, a revised estimate 
and/or supplemental bill(s) shall be submitted to the Applicant. If actual City monitoring costs 
are less than the initial estimate, the difference will be refunded to the Applicant. If the Project 
is constructed in phases between multiple parties, additional deposit(s) shall be required to the 
satisfaction of the Development Services Director.

Improvement Plans, 
Grading Permit, or 

Final Map, whichever 
occurs first

Planning

9. The Applicant shall prepare and submit a drainage study to the satisfaction of the City and in 
accordance with City of Elk Grove Storm Drainage Master Plan, Improvement Standards, 
General Plan, 2007 Stormwater Quality Manual and any other applicable drainage master 
plans or studies.

Large Lot Improvement 
Plan or Grading Permit 
whichever occurs first

Engineering

Public Works

10. The Applicant shall prepare and submit a Post-Construction Stormwater Quality Control Plan in 
accordance with the City of Elk Grove Improvement Standards and the 2007 version of the 
Stormwater Quality Design Manual for the Sacramento Region.  The Applicant shall also submit 
a separate maintenance manual describing proper maintenance practices for the specific 
treatment controls to be constructed.

Large Lot Improvement 
Plan or Grading Permit 
whichever occurs first

Engineering
Public Works



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

11. The Applicant shall dedicate, design, and construct Parcels 10 and 12-14, as noted below, to 
the satisfaction of the City and CCSD.  Dedication shall be to the appropriate agency in the 
form of Irrevocable Offers of Dedication (IOD) in fee simple.

•   Parcel 10 – Park

•   Parcels 12-14 – Detention Basins
Improvements shall be in accordance with the City of Elk Grove Improvement Standards and 
to the satisfaction of the City.

Final Map Engineering 

CCSD Parks

12. The Applicant shall design and install all trails in accordance with the City’s Bicycle, Pedestrian, 
and Trails Master Plan and Improvement Standards, to the satisfaction of the City and CCSD.

Eligible costs associated with the installation of the trail along Laguna Creek is subject to 
reimbursement by the City as set forth in the Elk Grove Roadway Fee Program.  To be eligible 
for reimbursement, the Applicant shall:

1. Enter into an Acquisition and Reimbursement Agreement with the City prior to construction 
of the improvement; and

2. Comply with all pre and post-bidding procedures as required by the City and State law.

Final Map Engineering 

CCSD Parks

13. The Applicant shall dedicate, design and construct the easterly half-section of Bruceville Road, 
measured 48-feet from the approved centerline as shown in Section A on the Large Lot 
Tentative Subdivision Map. Improvements shall be based on a 96-foot Major Arterial Street,
including 8-foot wide detached sidewalk in accordance with the City’s Improvement 
Standards and to the satisfaction of the City. The Applicant shall install appropriate road 
transitions, including all necessary signing and striping, to the satisfaction of the City.  Transitions 
will be evaluated and locations determined by the City during Improvement Plan review.  

Final Map Engineering

14. The Applicant shall dedicate, design and construct the southerly half-section of Sheldon Road, 
measured 48-feet from the approved centerline as shown in Section B on the Large Lot 
Tentative Subdivision Map. Improvements shall be based on a 96-foot Major Arterial Street,
including a 36-foot landscape corridor and an 8-foot wide detached sidewalk in accordance 
with the City’s Improvement Standards and to the satisfaction of the City. The Applicant shall 
install appropriate road transitions, including all necessary signing and striping, to the 
satisfaction of the City.  Transitions will be evaluated and locations determined by the City 
during Improvement Plan review.  

Final Map Engineering



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

15. The Applicant shall dedicate, design and construct the westerly half-section of Lewis Stein
Road, measured 37-feet from the approved centerline as shown in Section C1 on the Large Lot 
Tentative Subdivision Map. Improvements shall be based on a 74-foot Minor Arterial Street,
including a 30-foot landscape corridor and an 8-foot wide detached sidewalk in accordance 
with the City’s Improvement Standards and to the satisfaction of the City. The Applicant shall 
install appropriate road transitions, including all necessary signing and striping, to the 
satisfaction of the City.  Transitions will be evaluated and locations determined by the City 
during Improvement Plan review.  

Final Map Engineering

16. The Applicant shall dedicate to the City a 40-foot Irrevocable Offer of Dedication (IOD) for the 
future transportation corridor along Bruceville Road as shown on Section A on the Large Lot 
Tentative Subdivision Map. The City shall consent to the offer of dedication on the final map
and may accept the offer at any time. Until formally accepted by the City, the responsibility for 
all taxes, maintenance and upkeep on the above parcels shall be the sole responsibility of the 
Applicant and any subsequent owners.

Final Map Engineering

17. The Applicant shall dedicate all internal streets shown as IOD’s on the Large Lot Tentative 
Subdivision Map to the satisfaction of the City. 

Final Map Engineering

18. The Applicant shall dedicate, design, and construct the expanded intersection at Bruceville 
Road and Sheldon Road along the Project’s frontage in accordance with the City’s 
Improvement Standards to the satisfaction of the City. 

Final Map Engineering

19. The Applicant shall dedicate, design, and construct the intersection at Sheldon Road and the 
Primary Residential Street at Parcels 3 and 4 along the Project’s frontage. The existing traffic 
signal at this intersection shall be modified to accommodate the fourth leg in accordance with 
the City’s Improvement Standards to the satisfaction of the City.

Final Map Engineering

20. The Applicant shall dedicate, design, and construct the intersection at Lewis Stein Road and 
the entry on Parcel 8 along the Project’s frontage. The existing traffic signal at this intersection 
shall be modified to accommodate the fourth leg in accordance with the City’s Improvement 
Standards to the satisfaction of the City.

Final Map Engineering

21. The Applicant shall dedicate, design and construct a bus turnout and concrete pad on 
Sheldon Road near Bruceville Road and on Lewis Stein Road near Sheldon Road, at the 
locations shown on the Large Lot Tentative Subdivision Map in accordance with the City 
Improvement Standards and to the satisfaction of the City. 

Final Map Engineering

Public Works



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

22. The Applicant shall design and construct a bus stop concrete pad on Sheldon Road near Street 
L, as shown on the Large Lot Tentative Subdivision Map in accordance with the City 
Improvement Standard Detail ST-28 and to the satisfaction of the City.

Final Map Engineering

Public Works

23. All street dedications shall have a minimum right-of-way width of 40 feet to the satisfaction of 
the City.

Final Map Engineering

24. The Applicant shall modify the existing trail along the Project's southerly property line, near Lewis 
Stein Road, to include appropriate tapers, shoulders, trail amenities (including, but not limited 
to trash cans, benches, pet waste bag station), landscape buffer, open fencing (including, but 
not limited to post-and-cable, wrought iron.), signing and striping in accordance with the City's 
Bicycle, Pedestrian and Trails Master Plan and to the satisfaction of the City.

Final Map Engineering 

CCSD Parks

25. All dedication to the City shall be in the form of Irrevocable Offers of Dedication (IOD) (in fee 
simple to the extent applicable) to the satisfaction of the City. The City shall consent to the IODs
and may accept the offer at any time. Until formally accepted by the City, the responsibility for 
all taxes, maintenance and upkeep of the areas encumbered by IODs shall be the sole 
responsibility of the Applicant and any subsequent owners.

Final Map Engineering

26. All parcels to be dedicated in fee to the City, as a condition of this Large Lot Tentative 
Subdivision Map, shall not be encumbered with any easements nor shall it be subject to a deed 
of trust at the time of the dedication on the final map. A partial re-conveyance for any deed 
of trust shall be submitted along with the final map for City Council approval. The Applicant 
shall also provide title insurance in conjunction with all fee title dedications to the City of Elk 
Grove.

Final Map Engineering

27. The granting of any easement to any other person(s) or entity, once the Large Lot Tentative 
Subdivision Map has been approved is prohibited, unless otherwise approved by the City.
Should such grant be inadvertently provided it shall be subordinated to any dedication of 
streets or easements to the City of Elk Grove as shown on the Final Map. A subordination 
document shall be submitted along with the final map for City Council approval.

Final Map Engineering

28. The Applicant may satisfy their public improvement obligations by entering into a Subdivision 
Improvement Agreement with the City.

Final Map Engineering

29. Improvement plans shall be approved by the City prior to recordation of the Large Lot Final 
Map.

Final Map Engineering

30. The Applicant shall dedicate a 12.5-foot public utility easement for underground facilities and 
appurtenances adjacent to all public streets with ultimate right-of-way. 

Final Map Engineering



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

31. The Applicant shall dedicate a Pedestrian Easement on all streets where the sidewalk is outside 
of the right-of-way.

Final Map Engineering

PRIOR TO OR IN CONJUNCTION WITH BUILDING PERMIT

32. Pursuant to the formulas and standards of Chapter 22.40 of the EGMC (Park and Recreation 
Dedication and Fees), the dedication of land and/or the payment of an in-lieu fee for Parcel 
2 (High Density Residential) shall occur prior to the issuance of building permit(s) for that 
parcel.

Building Permit CCSD



Exhibit G 
Sheldon Farms North (EG-18-019) 
DRAFT Conditions of Approval – SMALL LOT TENTATIVE SUBDIVISION MAP 
 

Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

ON-GOING

1. Development and operation of the proposed Project shall be consistent with the Project 
Description and Project Plans as provided in Exhibits A and B, incorporated herein by this 
reference. Deviations from the approved plans shall be reviewed by the City for substantial  
compliance and may require amendment by the appropriate hearing body.

On-Going Planning

2. The Small Lot Tentative Subdivision Map approval is valid for 36 months from the date of 
Planning Commission approval, unless an extension of time is subsequently approved.

36 months,
commencing with the 

date of Planning 
Commission approval

Planning

3. This action does not relieve the Applicant of the obligation to comply with all ordinances,  
statutes, regulations, and procedures.

On-Going Planning

4. The Applicant, or Successors in Interest (hereinafter referred to as the Applicant) shall indemnify,  
protect, defend, and hold harmless the City, its officers, officials, agents, employees, and 
volunteers from and against any and all claims, damages, demands, liability, costs, losses or 
expenses including without limitation court costs, reasonable attorney’s fees and expert witness 
fees arising out of this Project including challenging the validity of this Application/permit or any 
environmental or other documentation related to approval of this application.

On-Going Planning

5. Except as otherwise specified or provided for in the Project plans or in these conditions, the 
Project shall conform to the development standards and design requirements adopted by the 
City of Elk Grove, including but not limited to the following:

The Elk Grove Zoning Code (Title 23 of the EGMC)
EGMC Title 22 (Land Development)
EGMC Chapter 19.12 (Tree Preservation and Protection)
EGMC Chapter 14.10 (Water Efficient Landscape Requirements)
EGMC Title 16 (Building and Construction)
Elk Grove Design Guidelines

On-Going Planning



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

6. The Applicant shall design and construct all improvements in accordance with the City of Elk 
Grove Improvement Standards, as further conditioned herein, and to the satisfaction of the 
City. All street improvements shall include vertical curb and gutter, except as approved by the 
City, in which case street improvements shall include rolled curb and gutter.  Specific locations 
on median(s) that require emergency vehicle access will be evaluated during review and 
acceptance of the Improvement Plans.

Public sewer, water, and other utility infrastructure shall be designed and constructed with the 
standards of the appropriate utility. 

On-Going Engineering
SCWA
SASD
SMUD
PG&E

7. The Applicant shall pay all plan check fees, impact fees, or other costs as required by the 
City, the Cosumnes Community Services District (CCSD), Sacramento Area Sewer District 
(SASD), Sacramento County Water Agency (SCWA), or other agencies or services providers as 
established by law.

On-Going and Prior to 
Construction

Planning
Engineering

CCSD
SCWA
SASD

8. Approval of this Project does not relieve the Applicant from the requirements of subsequent 
permits and approvals, including but not limited to the following as may be applicable:

Grading Permit and Improvement Plan
Building Permit and Certificate of Occupancy

Requirements of the Sacramento Metropolitan Air Quality Management District

Fire Department review for permits and/or occupancy

On-Going Planning
Engineering

Building
CCSD
SCWA
SASD

9. As to any fee, dedication, reservation or exaction established by these conditions of approval 
that are subject to the Mitigation Fee Act, notice is hereby given pursuant to California 
Government Code Section 66020(d) that the 90-day period in which you may protest the fees 
set forth herein has begun to run as of the date of approval of this Project.  Other limitations 
periods may apply.  The City reserves all rights. 

On-Going Planning

10. Water Supply shall be provided by the Sacramento County Water Agency. On-Going SCWA

11. SMUD has existing 12kV and 69kV facilities in the vicinity of the Project site along the North, West 
and East parcel boundaries which will need to remain. The Applicant shall be responsible for 
maintaining all CalOSHA and State of California Public Utilities Commission General Order No. 
95 safety clearances during construction and upon building completion. If the required 
clearances cannot be maintained, the Applicant shall be responsible for the cost of relocation.

On-Going SMUD



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

12. SMUD reserves the right to use any portion of its easements on the subject property that it 
reasonably needs and shall not be responsible for any damages to the developed property 
within said easement that unreasonably interferes with those needs.

On-Going SMUD

13. In the event the Applicant requires the relocation or removal of existing SMUD facilities on the 
subject property, the Applicant shall coordinate with SMUD. The Applicant shall be responsible 
for the cost of relocation or removal.

On-Going SMUD

14. Access rights/restrictions on Bruceville Road and Sheldon road shall be determined as part of 
future design review entitlements for Lots A and B

On-Going Engineering
Planning

PRIOR TO OR IN CONJUNCTION WITH IMPROVEMENT AND/OR GRADING PLAN SUBMITTAL OR APPROVAL

15. The development approved by this action is subject to the Mitigation Monitoring and Reporting 
Program (MMRP) adopted as part of the Project. A deposit of $10,000 for monitoring mitigation 
measures applicable to this development shall be paid to the City in order to assure MMRP 
compliance. Until the MMRP has been recorded and the estimated MMRP deposit of $10,000 
has been paid, no final map for the subject property shall be approved and no grading, 
building, sewer connection, water connection, or occupancy permit from the City or County 
will be approved. If actual City monitoring costs exceed the initial estimate, a revised estimate 
and/or supplemental bill(s) shall be submitted to the Applicant. If actual City monitoring costs 
are less than the initial estimate, the difference will be refunded to the Applicant. If the Project 
is constructed in phases between multiple parties, additional deposit(s) shall be required to the 
satisfaction of the Development Services Director.

Improvement Plans, 
Grading Permit, or 

Small Lot Final Map, 
whichever occurs first

Planning

16. Applicant shall prepare and submit a drainage study to the satisfaction of the City and in 
accordance with City of Elk Grove Storm Drainage Master Plan, Improvement Standards,  
General Plan, 2007 Stormwater Quality Design Manual and any other applicable drainage 
master plans or studies. 

Improvement Plans Engineering
Public Works

17. The Applicant shall prepare and submit a Post-Construction Stormwater Quality Control Plan in 
accordance with the City of Elk Grove Improvement Standards and the 2007 version of the 
Stormwater Quality Design Manual for the Sacramento Region consistent with the accepted 
preliminary Drainage Study. The Applicant shall also submit a separate maintenance manual  
describing proper maintenance practices for the specific treatment controls to be 
constructed.

Improvement Plans Engineering
Public Works

18. The Applicant provide separate public water service to each parcel.  All water lines shall be 
located within a public right-of-way or within easements dedicated to SCWA.   Easements shall 
be reviewed and approved by Sacramento County Water Agency prior to Improvement Plan 
approval or Final Map approval.

Improvement Plans SCWA



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

19. The Applicant shall pay Park and Recreation Plan Check Fees as required by the CCSD. Improvement Plans CCSD

20. The Applicant shall pay drainage fees for the park site. Provide documentation to the CCSD 
verifying drainage fees have been paid.

Improvement Plans CCSD

21. The Applicant shall pay Quimby in-lieu parkland fees to CCSD in accordance with Elk Grove 
Municipal Code Chapter 22.40 Park and Recreation Dedication and Fees. Calculation of fees 
shall be based upon the appraisal method listed in Section 22.40.40 (B).

Improvement Plans CCSD

22. Land dedicated to the CCSD shall be free & clear of any past or future taxes or assessments;  
any liens or encumbrances, and any easements not disclosed on the tentative map. Any 
structures, walls, fences, wells or storage tanks must be removed per the CCSD specifications 
and in accordance with all applicable laws and regulations prior to the acceptance by the 
CSD of any grant deed.

Improvement Plans CCSD

23. The Applicant shall submit civil improvement plans, rough grading plans, and landscape plans 
to the CCSD and the City for review and approval. Improvement Plans/landscape plans shall 
include trails, greenways and landscape corridors.

Improvement Plans Engineering
CCSD

24. The Applicant shall submit civil improvement plans, including rough grading plans, for the park 
site (Lot B) to the CCSD for review and approval.

Improvement Plans CCSD

25. The Applicant shall submit a Level 3 sewer study prior to the submittal of improvement plans for 
plan check to SASD. The sewer study shall demonstrate the quantity of discharge and any “flow 
through sewage” along with appropriate pipe sizes and related appurtenances from this 
subject and other upstream areas and shall be done in accordance with SASDs’ most recent 
“Minimum Sewer Study Requirements”. The study shall be done on a no “Shed-Shift” basis unless 
approved by SASD in advance and in compliance with SASD Design Standards.

Improvement Plans SASD

26. The Applicant shall provide for each building on each lot with a sewage source to have a 
separate connection to SASD’s sewer system. If there is more than one building in any single 
parcel and the parcel is not proposed for split, then each building on that parcel shall have a 
separate connection to a private onsite sewer line or a separate connection to the SASD public 
sewer line. These connections shall be shown on Improvement Plans.

Improvement Plans SASD

27. Sewer easements shall be required to serve the Project. All public sewer easements shall be 
dedicated to SASD in a form approved by the District Engineer. All public sewer easements shall 
be at least 20 feet in width and shall require continuous access for installation and 
maintenance. SASD will only provide maintenance in public rights-of-way and SASD dedicated 
sewer easements.

Improvement Plans SASD



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

28. Sewers shall be located a minimum of 10 feet (measured horizontally from edge of pipe to 
edge of pipe) from all potable water lines. Any deviation from the above separation must be 
approved by SASD or applicable agency on a case by case basis. Separation of sewer line
from other parallel utilities, such as storm drain and other dry utilities (electrical, telephone, 
cable, etc.) shall be a minimum of 7 feet (measured horizontally from the center of pipe to the 
center of pipe). Any deviation from the above separation due to depth and roadway width 
shall be approved by SASD on a case by case basis. Prior to recording the Final Map, the 
Applicant shall prepare a utility plan that will demonstrate that this condition is met.

Improvement 
Plans/Final Map

SASD

29. The Applicant shall design and construct the 2.5-acre park (Lot C) in accordance with the 
following:

• Park shall be designed in accordance with the Park Concept Plan as approved by the 
Cosumnes CSD Board of Directors.

• Applicant shall submit Park Improvement Plans to the CCSD for review and approval. 
Plans shall be completed and approval obtained prior to the 1st Building Permit being 
issued.

• Applicant shall obtain all agency permits and pay all relevant fees associated with the 
park development.

• Applicant shall pay all plan check fees in accordance with CCSD Fee Ordinance prior 
to the approval of improvement plans.

• Applicant shall post bonds and securities for park improvements in compliance with 
City/CCSD requirements. 

• Applicant shall bid park construction in compliance with City/CCSD requirements prior 
to the issuance of the 50th Building Permit. 

• Applicant shall complete construction of park prior to the issuance of the 200th Building 
Permit. Final completion shall be subject to the CCSD review and approval.

• Upon notice of substantial completion issued by CCSD, the Applicant shall maintain park 
for 180 calendar days (90 days closed to public, 90 days open to public). The 180-day 
establishment period maybe extended at no additional cost to the CCSD or City if 
deficiencies identified during inspections have not been corrected. Once final 
completion has been determined CCSD shall issue Final Acceptance. 

• Applicant shall pay all inspection fees in accordance with CCSD Fee Ordinance prior to 
Final Acceptance.

• Applicant shall warranty park improvements for a period of one year after the issuance 
of Final Acceptance.

Improvements Plans, or 
as identified in the 

Condition  

CCSD Parks



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

30. Wildland fire engine access shall be provided adjacent to Unit 5 Lot 48, adjacent to Unit 4 Lot 
1, South of the intersection of Street E and Street N, and at Bruceville Road.

Improvement Plans CCSD Fire

PRIOR TO OR IN CONJUNCTION WITH FINAL MAP SUBMITTAL OR APPROVAL

31. The Applicant shall dedicate a 12.5-foot public utility easement for underground facilities and 
appurtenances adjacent to all public streets with ultimate right-of-way. 

Final Map Engineering

32. The Applicant shall dedicate a Pedestrian Easement on all streets where the sidewalk is outside 
of the right-of-way.

Final Map Engineering

33. The Applicant shall dedicate, design and construct the easterly half-section of Bruceville Road, 
measured 48-feet from the approved centerline based on a 96-foot Major Arterial Street,  
including 8-foot wide detached sidewalk in accordance with the City’s Improvement 
Standards and to the satisfaction of the City. The Applicant shall install appropriate road 
transitions, including all necessary signing and striping, to the satisfaction of the City.  Transitions 
will be evaluated and locations determined by the City during Improvement Plan review.  

Final Map Engineering

34. The Applicant shall dedicate, design and construct the southerly half-section of Sheldon Road, 
measured 48-feet from the approved centerline based on a 96-foot Major Arterial Street,
including a 36-foot landscape corridor and a 8-foot wide detached sidewalk in accordance 
with the City’s Improvement Standards and to the satisfaction of the City.

Final Map Engineering

35. The Applicant shall dedicate, design and construct the westerly half-section of Lewis Stein
Road, measured 37-feet from the approved centerline as shown in Section C1 on the Small Lot 
Tentative Subdivision Map. Improvements shall be based on a 74-foot Minor Arterial Street,
including a 30-foot landscape corridor and an 8-foot wide detached sidewalk in accordance 
with the City’s Improvement Standards and to the satisfaction of the City. The Applicant shall 
install appropriate road transitions, including all necessary signing and striping, to the 
satisfaction of the City.  Transitions will be evaluated and locations determined by the City 
during Improvement Plan review.  

Final Map Engineering

36. The Applicant shall dedicate to the City a 40-foot Irrevocable Offer of Dedication (IOD) for the 
future transportation corridor along Bruceville Road to the satisfaction of the City. The City shall 
consent to the offer of dedication on the final map and may accept the offer at any time. Until  
formally accepted by the City, the responsibility for all taxes, maintenance and upkeep on the 
above parcels shall be the sole responsibility of the Applicant and any subsequent owners.

Final Map Engineering

37. The Applicant shall dedicate, design, and construct the expanded intersection at Bruceville 
Road and Sheldon Road in accordance with the City’s Improvement Standards to the 
satisfaction of the City. 

Final Map Engineering



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

38. The Applicant shall dedicate, design, and construct the intersection at Sheldon Road and 
Street L along the Project’s frontage. The existing traffic signal at this intersection shall be 
modified to accommodate the fourth leg in accordance with the City’s Improvement 
Standards to the satisfaction of the City.

Final Map Engineering

39. The Applicant shall dedicate, design, and construct the intersection at Lewis Stein Road and 
Street F along the Project’s frontage. The existing traffic signal at this intersection shall be 
modified to accommodate the fourth leg in accordance with the City’s Improvement 
Standards to the satisfaction of the City.

Final Map Engineering

40. The Applicant shall dedicate, design and construct a bus turnout and concrete pad on 
Sheldon Road near Bruceville Road and on Lewis Stein Road near Sheldon Road, at the 
locations shown on the Small Lot Tentative Subdivision Map in accordance with the City 
Improvement Standards and to the satisfaction of the City.

Final Map Engineering

Public Works

41. The Applicant shall design and construct a bus stop concrete pad on Sheldon Road near Street 
L, as shown on the Small Lot Tentative Subdivision Map in accordance with the City 
Improvement Standard ST-28 and to the satisfaction of the City.

Final Map Engineering

Public Works

42. The Applicant shall dedicate, design, and construct all internal streets, in full width, as shown on 
the Small Lot Tentative Subdivision Map and as required for each phased final map in 
accordance with the City’s Improvement Standards to the satisfaction of the City and as further 
conditioned herein.   

Final Map Engineering

43. All street dedications shall have a minimum right-of-way width of 40 feet to the satisfaction of 
the City.

Final Map Engineering

44. The Application shall install stop signs and crosswalks at intersections of internal streets.  
Location(s) of stop signs and crosswalks will be determined during Improvement Plan review.

Final Map Engineering

45. Lots D, E, F, G, H, I, J, K and L shall be dedicated to the City in fee title. The parkland (Lot C) shall 
be dedicated directly to the CCSD in fee title.

Final Map Engineering

CCSD-Parks

46. The Applicant shall design and install all trails in accordance with the City’s Bicycle, Pedestrian,  
and Trails Master Plan and Improvement Standards, to the satisfaction of the City and CCSD.

Eligible costs associated with the installation of the trail along Laguna Creek is subject to 
reimbursement by the City as set forth in the Elk Grove Roadway Fee Program.  To be eligible 
for reimbursement, the Applicant shall:
1. Enter into an Acquisition and Reimbursement Agreement with the City prior to construction
of the improvement; and
2. Comply with all pre and post-bidding procedures as required by the City and State law.

Final Map Engineering

CCSD Parks



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

47. The Applicant shall install 8’ wide interim asphalt sidewalk along Bruceville Road, adjacent to 
the Project from Street “E” to Sheldon Road as shown in Section A of the Small Lot Tentative 
Subdivision Map and to the satisfaction of the City. 

Final Map Engineering

48. The Applicant shall modify the existing trail along the Project's southerly property line, near Lewis 
Stein Road, to include appropriate tapers, shoulders, trail amenities, landscape buffer, open 
fencing (including, but not limited to post-and-cable, wrought iron.), signing and striping in 
accordance with the City 's Bicycle, Pedestrian and Trails Master Plan and to the satisfaction of 
the City and CCSD. Amenities shall be located in accordance with Exhibit B.

Final Map Engineering 
CCSD Parks

49. If the Applicant proposes to phase the Project, the Applicant shall dedicate property rights for, 
design and construct all infrastructure improvements as specified in these conditions, as 
determined by the City to be necessary to serve the proposed phase(s). Unless otherwise 
approved by the City and the CCSD Fire Department, each phase shall result in at least two 
points of access to arterial and/or thoroughfare streets, to the satisfaction of the City.

Final Map Engineering

50. All parcels to be dedicated in fee to the City, as a condition of this tentative map, shall not be 
encumbered with any easements nor shall it be subject to a deed of trust at the time of the 
dedication on the final map. A partial re-conveyance for any deed of trust shall be submitted 
along with the final map for City Council Approval. The Applicant shall also provide title 
insurance in conjunction with all fee title dedications to the City of Elk Grove.

Final Map Engineering

51. The granting of any easement to any other person(s) or entity, once the tentative map has 
been approved is prohibited, unless otherwise approved by the City. Should such grant be 
inadvertently provided it shall be subordinated to any dedication of streets or easements to the 
City of Elk Grove as shown on the Final Map. A subordination document shall be submitted 
along with the final map for City Council approval.

Final Map Engineering

52. Prior to any Final Map approval, the Applicant may satisfy their public improvement obligations 
by entering into a Subdivision Improvement Agreement with the City.  

Final Map Engineering

53. A street name, from the City of Elk Grove Veterans Street Name Program, shall be assigned to 
the Project for use on a street within the subdivision in accordance to City Policy and to the 
satisfaction of the City.

Final Map Engineering



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

54. Prior to the recordation of the final map, the Applicant shall: (1) approve (a) the formation of 
a new or annexation into an existing community facilities district (“CFD”) and (b) an annual 
CFD special tax; or (2) deposit a sum money, as determined by the Cosumnes Community 
Services District (“CCSD”), sufficient for the CCSD to fund a portion of the cost of the CCSD’s 
costs of providing ongoing fire and emergency services, maintenance, operation, and repair 
and replacement of fire facilities, apparatus, and equipment.  Any costs for the formation of 
the new or annexation into an existing CFD, and approval of such annual CFD special taxes, or 
administration of the sum of money deposited to fund the CCSD’s costs of providing ongoing 
fire and emergency services, shall be paid from the annual CFD special taxes or the sum of 
money deposited with the CCSD.  In the event that the Applicant fails to approve an annual 
CFD special tax or deposit a sum of money as provided for herein for such purposes for the 
CCSD, no further building permits for the property shall be issued.

Final Map Fire Department

55. The Applicant shall dedicate any private drive, ingress and egress easement, or Irrevocable 
Offer of Dedication (and 10-feet adjacent thereto) as a public utility easement for (overhead 
and) underground facilities and appurtenances. All access roads shall meet minimum SMUD 
requirements for access roads.

Final Map SMUD

56. Prior to the recordation of the Final Map, the Applicant shall annex into the Maintenance Mello-
Roos Community Facilities District 2006-1 (CFD), to fund the Project’s fair share of landscape 
related maintenance costs associated with public parkways, public parks, open space, 
landscape setbacks, bike and other paths, landscaped medians in and adjacent to roadways, 
maintenance and operation of a community center, sports (including aquatic) facilities,  
cultural arts center, and water features, and maintenance of other related facilities. The 
annexation process can take several months, so Applicant should plan accordingly. The 
application fee and completed application for the annexation is due prior to the Resolution of 
Intention to Annex the Property and Levy the Special Tax. For further information regarding this 
CFD, see 
http://www.elkgrovecity.org/city_hall/departments_divisions/finance/mello_roos_cfds/

Final Map Finance

57. Prior to the recordation of the Final Map, the Applicant shall annex into the Police Services 
Community Facilities District 2003-2 (CFD), to fund the Project’s fair share of Public Safety costs.  
The annexation process can take several months, so Applicant should plan accordingly. The 
application fee and completed application for the annexation is due prior to the Resolution of 
Intention to Annex the Property and Levy the Special Tax. For further information regarding this 
CFD, see
http://www.elkgrovecity.org/city_hall/departments_divisions/finance/mello_roos_cfds/

Final Map Finance



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

58. Prior to the recordation of the Final Map, the Applicant shall annex into the Street Maintenance 
Assessment District No. 1, Zone 2, to fund a portion of the additional costs for long-term roadway 
maintenance related to serving the new development. The annexation process can take 
several months, so Applicant should plan accordingly. The application fee and completed 
application for the annexation is due prior to the Resolution of Intention to Levy Street 
Maintenance Assessments. For further information on this District, see 
http://www.elkgrovecity.org/city_hall/departments_divisions/finance/mello_roos_cfds/assess
ment_other_district_information/

Final Map Finance

59. Prior to the recordation of the Final Map, the Applicant shall annex into the Storm Water 
Drainage Fee Zone 2 to fund a portion of the additional costs for storm water drainage and 
run-off maintenance related to serving the new development. The annexation process can 
take several months, so Applicant should plan accordingly. The completed application for the 
annexation is due prior to the Resolution of Intention to Levy Storm Water Drainage Fee Zone 2 
assessments. For further information on this District, see
http://www.codepublishing.com/CA/elkgrove/#!/ElkGrove15/ElkGrove1510.html#15.10.

Final Map Finance

60. Public Utility Easements (PUEs) shall be kept open and free of buildings, structures and wells of 
any kind.

Final Map Engineering

PG&E

61. Any necessary future SMUD facilities located on the Applicant’s property shall require a 
dedicated SMUD easement. This will be determined prior to SMUD performing work on the 
Applicant’s property.

Final Map SMUD

PRIOR TO OR IN CONJUNCTION WITH BUILDING PERMIT 

62. Pursuant to Chapter 16.97 and Section 16.120.030.D of the Elk Grove Municipal Code, this 
Project is subject to the voluntary I-5 Subregional Corridor Mitigation Fee. The Applicant shall 
either pay this fee prior to the issuance of Building Permits for the applicable use or prepare its 
own analysis to determine its fair share mitigation provided that, if improvements are chosen as 
alternative mitigation, such improvements must be consistent with those improvements 
identified in the I-5 Subregional Corridor Improvement Plan. Any alternative mitigation 
proposed by the Applicant must be accepted by the City and Caltrans. The payment of such 
alternative mitigation fee, provision of infrastructure, or other mitigation, shall constitute 
mitigation for the Project in lieu of the I-5 Subregional Corridor Mitigation Fee.

Building Permit Engineering
Building

Planning

63. Street E at Bruceville Road and Street N at Sheldon Road shall be limited to right-in/right-out 
turn movements only as shown on the Tentative Subdivision Map. 

Building Permit Engineering

64. Street D at Lewis Stein Rd shall be limited to right-in/right-out turn movements only. Improvements 
to restrict left-turn movements will be determined during Improvement Plan review.

Building Permit Engineering



Conditions of Approval Timing/ Implementation Enforcement/ Monitoring Verification (date and 
Signature)

65. The Applicant shall reconstruct any damaged curb, gutter, sidewalk and/or pavement 
regardless if it was caused by construction-related activity associated with the Project. If 
pavement replacement is necessary, as determined by the City, the Applicant may be 
required to grind, overlay, and/or slurry seal the damaged portion(s) in accordance with the 
City Improvement Standards and to the satisfaction of the City.  The Applicant shall schedule 
an inspection with the City to document the pre-construction condition of existing surface 
infrastructure adjacent to and near the Project.  

Building Permit Engineering

66. The Applicant shall reconstruct any existing ADA compliance improvements adjacent to the 
Project to meet current standards. 

Building Permit Engineering

67. Identification signage issued by the City shall be mounted by the Applicant during streetlight 
installation in accordance with the approved plans

Building Permit Engineering

68. The Applicant shall provide separate public water service to each building. Building Permit SCWA

69. The Applicant shall construct & install landscape improvements in trail corridors and designated 
landscape lots according to plans and specifications approved by the CSD.

Building Permit CCSD

70. A full block wall (6-foot high) shall be installed at property line on the park site where adjacent 
to residential properties. A full block wall (6-foot high) or partial open fencing, consisting of block 
wall and tubular steel, shall be installed at property line on the public property along trail, 
landscape and drainage corridors. Fence/wall specifications are determined by the CCSD.

Building Permit CCSD

71. The Applicant shall provide utility stubs to the park sites for water, drainage, electrical, phone 
and sewer. Locations of all utility service points in the park site (Lot C) shall be pursuant to plans 
approved by the CCSD.

Building Permit CCSD Parks

72. SASD and the Sacramento Regional County Sanitation District shall require the payment of 
sewer impact fees in accordance with the District’s Ordinance. Fees are to be paid prior to the 
issuance of building permits. The Applicant should contact Permit Services Unit at 916-876-6100
for sewer impact fee information.

Building Permit SASD

73. The Applicant shall not place any building foundations within 5-feet of any SMUD trench to 
maintain adequate trench integrity. The Applicant shall verify specific clearance requirements 
for other utilities (e.g., Gas, Telephone, etc.).

Building Permit SMUD

74. Structural setbacks less than 14-feet shall require the Applicant to conduct a pre-engineering 
meeting with all utilities to ensure property clearances are maintained.

Building Permit SMUD



CERTIFICATION 
ELK GROVE CITY COUNCIL RESOLUTION NO. 2020-242 

STATE OF CALIFORNIA ) 
COUNTY OF SACRAMENTO ) ss 
CITY OF ELK GROVE ) 

I, Jason Lindgren, City Clerk of the City of Elk Grove, California, do hereby certify 
that the foregoing resolution was duly introduced, approved, and adopted by the 
City Council of the City of Elk Grove at a regular meeting of said Council held on 
October 14, 2020 by the following vote: 

AYES: COUNCILMEMBERS: Ly, Detrick, Hume, Nguyen, Suen 

NOES: COUNCILMEMBERS: None 

ABSTAIN:    COUNCILMEMBERS: None 

ABSENT: COUNCILMEMBERS: None 

Jason Lindgren, City Clerk 
City of Elk Grove, California 
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