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NOTICE OF AVALIABLITY AND PUBLIC HEARING 

 

NOTICE IS HEREBY GIVEN that the PLANNING COMMISSION of the County of Amador, State 

of California, shall review the Final EIR (FEIR) for the project described in this notice.  

PROJECT DESCRIPTION: Public review and comment on the Final Environmental Impact 

Report (FEIR) prepared for the Wicklow Way Specific Plan Reduced Development Project.  

The Specific Plan would guide development of 377 residential units with a range of densities on 

approximately 34 acres that would accommodate 830 residents. Proposed land uses also include 

167 acres for community commercial and civic uses, parks and recreation, and public uses.  The 

anticipated time frame for build-out of the project is 20 years. (APN 044-100-027) 

 

Applicant: County of Amador  

Supervisorial District: 1 

Location: Located between Wicklow Way and Stony Creek Road, adjacent to the Jackson city limits 

General Plan designation: RSC, Regional Service Center 

Zoning district: Single-family Residential and Agriculture, R1A; High-Density Residential, R3; 

Retail Commercial and Office, R1. 

 

ENVIRONMENTAL REVIEW PROCESS The project application materials are available for 

viewing at: https://www.amadorgov.org/departments/planning/current-projects 

 

PURPOSE OF NOTICE  

 

Amador County, as the Lead Agency, is preparing the Wicklow Way Specific Plan, which is intended 

to govern the development of the 201-acre Wicklow Way project area. This Final Environmental 

Impact Report (FEIR or Final EIR) has been prepared by Amador County (County), the Lead Agency 

under the California Environmental Quality Act (CEQA) [Public Resources Code (PRC), Section 

(§)21000 et seq.; California Code of Regulations (CCR) Title 14 §15000 et seq. (CEQA Guidelines)] 

pursuant to 14 CCR §15000, which requires a public agency with discretionary authority to evaluate 

the environmental impacts of its action. As such, the County has the principal responsibility for 

approving the proposed Wicklow Way Specific Plan (WWSP) and Environmental Impact Report 

(EIR) and is the Lead Agency under CEQA (PRC §21067; 14 CCR §15367). 

 

The purpose of an EIR is to inform decision-makers and the general public of the environmental 

effects of a project that an agency may implement or approve. The EIR process is intended to provide 

information sufficient to evaluate a project and its potential for significant impacts on the 

environment, to examine methods of reducing adverse impacts, and to consider alternatives to the 

project. The EIR for the proposed project has been prepared and processed in accordance with CEQA 

and includes the following:  

 

•  A summary of the project;  

•  A project description;  

•  A description of the existing environmental setting, environmental impacts, and mitigation 

measures for the project;  

•  Alternatives to the project as proposed; and  

https://www.amadorgov.org/departments/planning/current-projects


• Environmental consequences, including (a) any significant environmental effects which cannot 

be avoided if the project is implemented; (b) any significant irreversible and irretrievable 

commitments of resources; (c) the growth inducing impacts of the proposed project; and (d) 

cumulative impacts.  

 

Under CEQA, the County must identify and consider the potentially significant environmental effects 

of the actions proposed before making a final decision to approve the proposed project. This FEIR 

will be used in the planning and decision-making process by the County Planning Commission and 

Board of Supervisors and other responsible and trustee agencies. 

 

A Draft EIR (DEIR) for the proposed project was circulated for public review and comment between 

July 3, 2024, through August 16, 2024 (State Clearinghouse Number: 2023010563).  

 

As described in CEQA Guidelines §15089, the Lead Agency must evaluate comments received on 

the DEIR, prepare written responses, and consider the information contained in an FEIR before 

approving a project. The purpose of an FEIR is to provide an opportunity for the Lead Agency to 

respond to comments made by the public, stakeholders, and regulatory agencies. Pursuant to CEQA 

Guidelines §15132, an FEIR consists of: 

 

(a) the DEIR or a revision of the DEIR;  

(b) comments and recommendations received on the DEIR, either verbatim or in summary;  

(c) a list of persons, organizations, and public agencies commenting on the DEIR;  

(d) the responses of the Lead Agency to significant environmental points raised in the review and 

consultation process; and  

(e) any other information added by the Lead Agency. 

 

This FEIR constitutes the second part of the EIR for the WWSP Project and is intended to be a 

companion to the DEIR. The DEIR for the project constitutes the first part of the EIR and is 

incorporated by reference; refer to: https://www.AmadorCounty.gov/Departments/Planning/Current-

Projects/Wicklow-Way-Specific-Plan. Thus, the complete EIR for the WWSP Project is comprised 

of the DEIR, DEIR Appendices, and the FEIR. 

 

PROJECT LOCATION AND SETTING: The 201-acre Project site lies in unincorporated Amador 

County, immediately west of the Jackson city limits, and one mile south of the City of Sutter Creek. 

The Project Site is south of Highway 88 and approximately one mile west of the Highway 88 and 

Highway 49 intersection in the Martell Regional Service Center. Wicklow Way abuts the Project Site 

on the northwest and provides a main entrance into the Project area from Highway 88. Existing 

commercial uses are also located to the north. Residential uses abut the eastern boundary, as does 

Argonaut High School. Open grazing land is located to the east, west, and south. Lands south and 

west of the Project Site are undeveloped.  The project site is currently used for grazing, and is County-

owned. 

 

PROJECT SUMMARY: The Wicklow Way Specific Plan is the primary land use, policy, and 

regulatory document used to guide the overall development of the 201-acre site. The Plan establishes 

a development framework for land use, circulation, utilities and services, resource protection, and 

implementation. All subsequent development projects and related activities are required to be 

consistent with the Plan. 

 



     

   

    

       

 

In response to public, stakeholder, and agency comments, as well as input received during the August 

2024 Planning Commission DEIR hearing, County staff opted to reduce the size of the WWSP by 

approximately 50% equivalent to DEIR Alternative #4, which was also identified as the 

Environmentally Superior Alternative. The WWSP Reduced Development Project is now being 

advanced for consideration by County decision-makers for approval. The WWSP Reduced 

Development Project reduces the intensity of land uses identified in the originally proposed WWSP 

Project while still providing residential units, community, and commercial services to meet shifts in 

County demographic and economic trends over the next 20 to 30 years.  

 

Adopting the WWSP Reduced Development Project will address several comments received on the 

DEIR. At full build-out, the Reduced Development Project would provide approximately 377 

residential units, which meets the County’s RHNA commitment and would accommodate 

approximately 830 residents. Table 2-1 compares the land uses between the Reduced Development 

Project and the originally proposed WWSP. The Reduced Development Project will eliminate the 

low-density residential development, as well as the need to have an on-site WWTP and a new 

elementary school, which will result in providing additional open space that can be dedicated to the 

protection of natural resources and maintaining the sense of rural character. The reduced scale of the 

Reduced Development Project will still meet the original objectives of the WWSP to provide a 

planned community that supports housing, jobs, and community amenities and is better suited to 

meeting changing County demographics. Table 2-2 presents an expanded comparison of the number 

of residential units and acreages dedicated to each type of land use. 

 

TABLE 2-1 Comparison Of WWSP Reduced Development Project And Originally Proposed 

WWSP Project Land Uses 

Land Use Component  WWSP Reduced Development Project  Original WWSP  

TOTAL ACRES 201 201 

DWELLING UNITS 377 701 

RESIDENTS  830 1660 

RETAIL/OFFICE 

SPACE 
50,000 square feet 100,000 square feet 

PERMANENT JOBS 190 235 

COUNTY/CIVIC 

OFFICES 
Yes, 10+ acres Yes, 10+ acres 

ON-SITE WWTP No Yes 

NEW ELEMENTARY 

SCHOOL 
No Yes 

NEW FIRE STATION Yes Yes 

OPEN SPACE* ~135+ acres will be re-allocated for open 

space and park uses.  

53.7 acres 

PARKS* 10 acres 

*Note: The reduction in land uses will allow for additional acres of land to be devoted to providing more parks and 

open space, eliminating the on-site WWTP (9.7 acres), elementary school (8.8 acres), and low density residential 

development (41.1 acres), as well as accounting for less acreage for on-site roadways. As a result, approximately 60 

acres of land would become available, which can be dedicated to providing more parks and open space.  



Table 2-2 Comparison of Land Uses for Originally Proposed WWSP and Reduced Development 

Project (Rounded Up to Nearest 1/10) 

Land Use Zoning Acres Residential 

Units 

% Of Total 

Acres 

Acres Residential 

Units  

% Of 

Total 

Acres 

Originally Proposed WWSP Reduced Development Project 

LDR 

Low 

Density 

Residential 

PD-R1 41.1 280 20.4% N/A N/A N/A 

MD

R 

Medium 

Density 

Residential 

PD-R2 27.6 220 13.7% 25 177 12.4% 

HD

R 

High 

Density 

Residential 

PD-R3 9.0 200 4.5% 9 200 4.5% 

Residential Subtotal 77.7 700 38.6 34 377 16.9% 

CC 
Community 

Commercial 

PD-

CC 
12.0 N/A 6.0% 6 N/A 3% 

OS Open Space OS 53.7 N/A 26.7% 130 N/A 64.5% 

PR 
Parks and 

Recreation 
PR 10.0 N/A 5% 5 N/A 2.5% 

PQ/
P 

Electric 

Substation 

PQ/P 

1.0 N/A .5% 1.0 

N/A 

.5% 

Sewer Lift 
Station 

1.0 N/A .5% 1.0 .5% 

Civic Space 13 N/A 6.5% 13 6.5% 

Fire Station 2.6 N/A 1.3% 2.6 1.3% 

Wastewater 
Treatment 

9.2 N/A 4.5% 0 0 

Elementary 
School 8.8 N/A 4.4% 0 0 

Major 
Streets 12 N/A 6.0% 8.4 4.3% 

Subtotal 

Commercial/ Public 
123.3 N/A 61.4% 167 N/A 7% 

TOTAL 201 700  100% 201 377 

 

100.0

% 

POTENTIAL ENVIRONMENTAL EFFECTS: The EIR describes existing environmental 

resources and current conditions in the project area, evaluates the environmental impacts of 

implementing the Plan, and, where applicable, identifies feasible mitigation measures to reduce or 

avoid significant environmental impacts. The EIR will also evaluate alternatives to the project that 

meet most of the project objectives, are feasible, and reduce at least one significant impact of the 

project. The analysis will focus on the reasonably foreseeable direct and indirect physical 

environmental impacts that could result from implementation of the Plan. 

 



     

   

    

       

 

The EIR describes existing environmental resources and current conditions on the project site, 

evaluates the environmental impacts of implementing the proposed Project, and, where applicable, 

identifies feasible mitigation measures to reduce or avoid significant environmental impacts. These 

effects may pertain to: (1) conformance with existing plans and policies of Amador County, (2) 

transportation; (3) sensitive biological species and habitats; (4) construction-related air quality and 

greenhouse gas emissions; (5) historic and archaeological resources; (6) construction- related noise; 

(7) aesthetics; and (8) wildfire. 

 

PROJECT APPROVALS: For the purposes of CEQA, the term “Responsible Agency” includes all 

public agencies other than the Lead Agency which have discretionary approval power over the Project 

(CEQA Guidelines Section 15381). Discretionary approval power may include such actions as 

issuance of a permit or authorization.  

 

The following are specific County, State, and federal entitlements that must be granted for 

implementation of the Plan. 

 

• Adoption of a Water Supply Assessment 

• Adoption of a General Plan Amendment 

• Adoption of the WWSP and Design Guidelines by Amador County 

• Certification of the EIR by Amador County 

• Adoption of the Mitigation Monitoring and Reporting Plan by Amador County 

• Approval of Development Agreements by Amador County 

• Approval of Large Lot Tentative and Final Subdivision Maps by Amador County 

• Approval of Small Lot Tentative and Final Subdivision Maps by Amador County 

• Design Review by Amador County 

• Planned Development Approval by Amador County 

• Approval of Lot Line Adjustments by Amador County 

• Approval of Engineering Improvement Plans by Amador County 

• Approval of Conditional Use Permits by Amador County 

• Approval of Grading Plans by Amador County 

• Approval of a water supply 

• Approval of wastewater treatment plant capacity including potential for a new onsite wastewater 

treatment plant. 

• Army Corps of Engineers - Clean Water Act Section 404 Permit for fill of wetlands and/or waters of 

the U.S. 

• United States Fish and Wildlife Service Consultation for potential impacts to federally listed species 

in accordance with the Federal Endangered Species Act and Agreements pursuant to Section 7 of the 

Federal Endangered Species Act 

• State Historic Preservation Office – Consultation regarding impacts to historic properties in 

accordance with Section 106 of the Nation Historic Preservation Act. May be necessary should 

Federal Permitting be required for the Proposed Project. 

• Regional Water Quality Control Board – Central Valley Region – 401 Water Quality Certification, 

National Pollutant Discharge Elimination System (NPDES) discharge permit for stormwater and/or 

wastewater, and Master Reclamation Permit for Recycled Water 

• State Water Resources Control Board Division of Drinking Water - Public/Community Water System 

Permit 



• California Department of Fish and Wildlife – Section 1600 Lake and Streambed Alteration 

Agreement and consultation related to potential impacts to state listed species and species of concern 

 

PUBLIC REVIEW PROCESS: Although CEQA does not require formal hearings at any stage of 

the environmental review process, it requires the lead agency to provide the public with the 

opportunity to provide comments.  

 

The WWSP was originally drafted and released in 2021, and a community meeting was held on 

December 9, 2021, to receive public input. Following the December 2021 meeting, because of 

concerns related to confirmation of public school enrollment/capacity and availability of potable and 

wastewater services to meet future demands from the implementation of the WWSP, the County 

decided to delay further analysis until sufficient information was available. In early 2023, the County 

re-engaged the third-party planning team to prepare and circulate a Notice of Preparation (NOP) for 

the WWSP EIR to receive public, stakeholder, and agency input on the scope of the EIR.  

 

The County circulated a Notice of Preparation (NOP) of an EIR (SCH # 2023010563) for the project 

on January 27, 2023. The NOP was distributed for a 30-day comment period that ended on February 

28, 2023. In addition, the County held a public scoping meeting on Tuesday, February 14, 2023 to 

solicit input on the scope and focus of the EIR. Comments received on the NOP and during the public 

scoping meeting were considered in the preparation of the draft EIR. The draft EIR incorporates 

public and agency responses to the NOP.  The Notice of Availability and Public Hearing was released 

July 23, 2024 announcing the release of the draft EIR (DEIR) for review and comment by appropriate 

agencies, as well as organizations and individuals who have requested notification with the review 

period ending August 16, 2024. The Public Hearing for review of the DEIR was held August 13, 

2024. Comments from this review period were received and are included in Appendix A of the FEIR. 

However, following the receipt of the NOP comments, due to similar reasons as the 2021 delay, 

moving forward with the WWSP EIR was delayed a second time. After the second delay from 2023-

2024, the County again directed the third-party environmental planning team to resume the 

preparation of the WWSP DEIR.  

 

The Draft WWSP and DEIR were completed and circulated for a 45-day public review and comment 

period culminating in a public comment hearing held before the County Planning Commission on 

August 13, 2024. The 2024 WWSP and WWSP EIR evaluated 700 residential units, commercial 

space community amenities, and public services, including a new on-site wastewater treatment plant 

(WWTP), fire station, and elementary school to meet the WWSP residential population. Following 

the August 2024 Planning Commission hearing, advancing the WWSP and finalizing the WWSP EIR 

were put on hold a third time due to funding constraints. In the summer of 2025, the County secured 

additional funding to finalize the WWSP and EIR and released a competitive request for proposals to 

third-party environmental planning teams to complete the WWSP and EIR process. The County 

intends to complete the WWSP adoption and FEIR certification process so that the WWSP can be 

used to guide future development. The WWSP objectives were presented in the DEIR and are 

reiterated for emphasis below to reassert the importance of these objectives for the public, 

stakeholders, and decision-makers to understand how a project that meets these objectives will align 

with changing demographics and economic demands facing the County over the next 20 to 30 years.  

 

County has produced a Final EIR, incorporating all comments received during the public comment 

period, for consideration by the Planning Commission and/or Board of Supervisors. As required by 

CEQA (Cal. Public Resources Code Section 21092.5), the final EIR, including written responses to 



     

   

    

       

 

the comments submitted by public agencies, will be available at least ten days prior to certification 

of the EIR. Notice is hereby given that the FEIR has been prepared, including responses to 

comments received within the public review period for the DEIR. The FEIR is scheduled to be 

reviewed by the Amador County Planning Commission on August 11, 2026 at 6:00 p.m. at the 

County Administration Center located at 810 Court St., Jackson, CA 95642. 

 

The FEIR is available for review online at 

https://www.amadorgov.org/departments/planning/current-projects/wicklow-way-specific-plan and 

during normal business hours at the Amador County Planning Department located at 810 Court Street, 

Jackson, CA 95642. 

 

Alternate formats of this document are available upon request. If reasonable accommodation is 

needed, call the Planning Department at (209) 223-6380. Comments on the FEIR must be mailed to 

the Amador County Planning Department at the above address, or emailed to 

planning@amadorcounty.gov. 

 

In compliance with the Americans with Disabilities Act, if you need special accommodations to 

participate in this meeting, please contact the Amador County Planning Department, at (209) 223-6380, 

by email to planning@amadorcounty.gov. Requests must be made as early as possible, and at least two 

business days before the start of the meeting. 

 

AMADOR COUNTY PLANNING COMMISSION 

 Date of this notice: July 10, 2026 

 

 

 

https://www.amadorgov.org/departments/planning/current-projects/wicklow-way-specific-plan
mailto:planning@amadorcounty.gov.


 

 

SUBJECT PARCEL(S) SHOWN BELOW 

 


