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Executive Summary

EXECUTIVE SUMMARY

Introduction

The City of Turlock has initiated the preparation of a Master Plan for properties located in the
southern portion of the city, and has sought the assistance of Quad Knopf, Inc. to evaluate the
environmental effects of the proposed project and to present the results in an Environmental
Impact Report (EIR). This Draft EIR has been prepared in accordance with the California
Environmental Quality Act (CEQA) statutes and guidelines and is an informational document
intended to inform public-decision-makers, responsible or interested agencies and the general
public of the potential environmental effects of the proposed project, and where applicable,
mitigation measures that can be implemented to reduce or avoid the potential adverse
environmental effects. While CEQA requires that major consideration be given to avoiding
adverse environmental effects, the lead agency and other responsible public agencies must
balance adverse environmental effects against other public objectives, including the economic
and social benefits of a proposed project, in determining whether a proposed project should be
approved.

Project Location and Description

The project is located in the City of Turlock in Stanislaus County, California. The project site is
in the vicinity of the Lander Avenue/State Route 99 (SR 99) interchange and bounded by Lander
Avenue on the West, Glenwood Avenue on the north, Golf Road on the east, and SR 99 on the
south.

The proposed project consists of the adoption and implementation of the Morgan Ranch Master
Plan. The Morgan Ranch Master Plan would modify the General Plan designations and zoning
for approximately 170 acres. The Master Plan would designate the land uses for Community
Commercial (CC), Office (O), High Density Residential (HDR), Medium Density Residential
(MDR), Park (P), and Public/Semi-Public (PUB). (Figure 2-8). The Master Plan would zone the
land uses for Community Commercial (CC), Commercial Office (CO), High Density Residential
(RH), Medium Density Residential (RM), and Public/Semi-Public (PS). The table below
provides a summary of the proposed land uses.

Land Use Summary

Land Use Designation Approximate Number of Density Allowed Density
Acreage Units

Medium Density Residential 120.2 875 DU 9 DU/acre 7.5-9 DU acre
High Density Residential 15.0 450 DU 30 DU/acre 17-30 DU/acre
Community Commercial 8.9 96.9 KSF 25% FAR 25% FAR
Office 1.5 16.3 KSF 25% FAR 35% FAR
Park 8.7 - - -
Detention Basin 4.4 - - -

Public (School) 11.1 300 students - -

Source: City of Turlock, Morgan Ranch Master Plan, 2014
Notes: DU = dwelling units, KSF = 1,000 square feet, FAR = Floor Area Ratio

City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report ES-1
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The Master Plan provides development standards and design guidelines to ensure consistency in
the quality and character of the project area neighborhoods as the Plan is implemented. It is the
intent of the Master Plan to facilitate development by providing a framework to ensure that, over
time, the built environment of the project area will be cohesive and consistent with the overall
vision of the City. The Master Plan will be used as a tool in the review and approval process of
precise development proposals such as tentative subdivision maps, site plans, and improvement
plans as they are proposed for the project area. Responsibility for interpretation of these
development standards and design guidelines will reside with the City of Turlock and be
administered by the Turlock Planning Division.

Alternatives to the Project

Section 15126.6 of the State CEQA Guidelines requires the EIR to describe a reasonable range
of alternatives to the project or to the location of the project which would reduce or avoid
significant impacts, and which could feasibly accomplish the basic objectives of the proposed
project, and to evaluate the comparative merits of the alternatives. Alternatives that would
reduce or avoid significant impacts represent an environmentally superior alternative to the
proposed project. However, if the environmentally superior alternative is the “no project”
alternative, the EIR must also identify an environmentally superior alternative among the other
alternatives.

The following alternatives have been determined to represent a reasonable range of alternatives
(plus the No Project/ No Build alternatives) that have the potential to feasibly or partially attain
objectives of the project but avoid or substantially lessen any of the significant effects of the
project. These alternatives are analyzed in detail in following sections:

No Project/ No Build - The No Project/ No Build alternative for this project considers one
potential scenario that could occur in lieu of the proposed project: (1) No Build/No Project -
continuation of existing conditions (agricultural uses) within the proposed project site

Reduced Intensity - The reduction would include the following: residential intensities,
commercial and office space, school site acreage, and parks. It is assumed for purposes of
analysis that with a 50% reduction, the full build-out population would be 2,476.5 (1/2 of 4,953
persons calculated in Section 3.14.6). Therefore, at full build-out the proposed project would
include: 661 medium density homes, 169 high density homes, 48,460.5 sq. ft. of commercial
space, 8,167.5 sq. ft. of office space, a 5.55 acre school, one park, and a 4.4 acre detention pond.
The detention basin would remain the same size in order to serve potential future development in
the basin's drainage contributing area.

Increased Intensity — In the Increased Intensity alternative the project would be constructed on
the northerly 136 acres (the northerly 80 %) of the project site leaving the southerly 34 acres in
periodic agricultural production. This alternative would accommodate 5,199 persons in
approximately 1,699 units at 3.06 persons per unit.

City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report ES-2
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Summary of Impacts and Mitigation Measures

Section 15123(b)(1) of the Guidelines for Implementation of the California Environmental
Quality Act (State CEQA Guidelines) provides that the summary shall identify each significant
effect with proposed mitigation measures that would reduce or avoid that effect. A Summary of
Potential Significant Impacts is provided in Table ES-1 on the following pages.

City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report ES-3



Table ES-1

Executive Summary

Summary of Impacts and Mitigation Measures

Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation
3.1 Aesthetics

3.1.1 Substantially degrade the existing visual Less Than No mitigation measures are required.
character or quality of the site and its Significant
surroundings.

3.1.2 | Create a new source of substantial light or Potentially 3.1.2a Lighting fixtures shall be designed to produce Less Than
glare which would adversely affect day or Significant the minimum amount of light necessary for Significant
nighttime views in the area. safety purposes. All lighting in the project area

shall be shielded, directed downward and away
from adjoining properties and rights-of-way.
Light shields or equivalent shall be installed and
maintained consistent with manufacturer’s
specifications, and shall reduce the spillage of
light onto adjacent properties to less than a one-
foot-candle standard, as measured at the adjacent
property line.
Potentially 3.1.2b The light source for externally lighted signs shall Less Than
Significant be hidden or screened from view from adjoining Significant
properties and rights-of-way. Internally
illuminated signs shall use translucent individual
copy letters with an opaque background so only
the lettering is illuminated.
Potentially 3.1.2¢ Structures shall use glare reducing materials to Less Than
Significant the maximum extent practicable, including non- Significant
reflective paints and building materials, to reduce
the amount of glare created by the project
structures.
City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report ES-4
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Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation
3.2 Agricultural Resources
3.2.1 Conversion of Prime Farmland, Unique Significant, No mitigation measures are available. Significant,
Farmland, or Farmland of Statewide Unavoidable, Unavoidable,
Importance (Farmland), as shown on the and Irreversible and Irreversible
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources Agency, to non-
agricultural uses.
3.2.2 | Involve other changes in the existing Less Than No mitigation measures are required.
environment which, due to their location or Significant
nature, could result in conversion of
Farmland, to non-agricultural use.
3.3 Air Quality
3.3.1 Conflict with or obstruct implementation of Potentially 33.1a Prior to issuance of grading permits for each Significant &
any applicable air quality plan Significant development within the Morgan Ranch Master Unavoidable
Plan project site, the project applicant shall
provide information to the City of Turlock
describing the methods by which the following
measures will be complied with:
=  Off-road equipment used onsite shall
achieve a fleet average emissions equal to or
less than the Tier II emissions standard of
4.9 grams of NOx per horsepower hour.
This can be achieved through any
combination of uncontrolled engines and
engines complying with Tier II and above
engine standards. Tier II emission standards
are set forth in Section 2423 of Title 13 of
the California Code of Regulations and Part
89 of Title 40 Code of Federal Regulations;
=  Construction equipment shall be properly
maintained at an offsite location;
City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report ES-5
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Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation
maintenance shall include proper tuning and
timing of engines. Equipment maintenance
records and data sheets of equipment design
specifications shall be kept on-site during
construction;
=  Onsite construction equipment shall not idle
for more than 5 minutes in any one hour;
=  During the building phase, onsite electrical
hook ups shall be provided for electric
construction tools including saws, drills and
compressors, to eliminate the need for diesel
powered electric generators; and
=  Construction workers shall be encouraged to
carpool to and from the construction site.
Workers shall be informed in writing and a
letter shall be placed on file in the Turlock
Development Services office documenting
efforts to carpool.
Potentially 3.3.1b Construction contracts shall include a provision Significant &
Significant that requires all architectural coatings to be zero- Unavoidable
volatile organic compound (VOC) paints
(assumes no more than 100 grams/liter of VOC)
and coatings. All paints shall be applied using
either high-volume low-pressure (HVLP) spray
equipment or by hand application.
Potentially 33.1c Prior to issuance of grading permits, the project Significant &
Significant proponent will provide the City of Turlock with Unavoidable
a traffic control plan that describes in detail safe
detours around the project construction site,
provides temporary traffic control (i.e., flag
person) during construction-related truck-hauling
activities, and minimizes traffic flow interference
City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report ES-6
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Impact

Impact

Significance

Mitigation
#

Mitigation Measure

Significance
After
Mitigation

from construction activities. The plan may
include:

= Advance public notice of alternative routes;

=  Use of public transportation and satellite
parking areas with a shuttle service for
construction personnel;

= Schedule operations that affect traffic for
off-peak hours;

= Minimize obstruction of through-traffic
lanes; and

=  Provide a flag person to guide traffic
properly and ensure safety at construction
sites.

Potentially
Significant

33.1d

Construction staging and queuing areas shall not
be located within 500 feet of sensitive receptors.

Significant &
Unavoidable

Potentially
Significant

33.1e

Construction plans shall provide for the
installation of automated lighting and thermal
controls in all non-residential facilities. The City
of Turlock will verify compliance during review
of construction plans.

Significant &
Unavoidable

Potentially
Significant

33.1f

Construction plans shall include one or more of
the following roofing technologies to reduce
energy consumption:

= EPA “Energy Star” approved roofing
materials and

= “Green Roof” Technology.

Significant &
Unavoidable

City of Turlock — Morgan Ranch Master Plan
Draft Program Environmental Impact Report

November 2014
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Impact

Impact

Significance

Mitigation
#

Mitigation Measure

Significance
After
Mitigation

Potentially
Significant

33.1g

Construction plans shall address passive energy
conservation through building orientation, use of
natural ventilation and shading in a way that
does not compromise the thermal integrity of the
building or the implementation of Mitigation
Measure #3.3.1i. The City of Turlock will verify
compliance during review of construction plans.

Significant &
Unavoidable

Potentially
Significant

3.3.1h

Each development project within the Morgan
Ranch Master Plan project site shall be designed
to achieve a minimum 20 percent energy
efficiency above 2008 Title 24 standards. Prior
to issuance of building permits, the project
applicant shall provide a third-party verification
to the City of Turlock demonstrating that the
project achieves this energy efficiency goal.

Significant &
Unavoidable

Potentially
Significant

33.1

Prior to issuance of building permits, a landscape
plan shall be prepared and submitted to the City
of Turlock for review and approval pursuant to
the City’s normal planning process that provide
shade trees and foliage to reduce building and
surface lot heating/cooling needs, and conform to
landscape standards established by the City of
Turlock. The landscape plan shall comply with
the State-mandated Water Efficient Landscape
Ordinance and shall have the following
components:

1. Atleast 50 percent of installed trees and
shrubs shall be low-o0zone forming potential
(Low-OFP) and drought-tolerant species;
and

2. The landscape plan shall be designed to
shade 50 percent of paved surfaces within 10
years of buildout.

Significant &
Unavoidable
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Impact

Significance
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#

Mitigation Measure

Significance
After
Mitigation

Potentially
Significant

33.1

Prior to approval of the final site plan for the
non-residential uses that would receive five or
more truck deliveries per week, the project
applicant shall demonstrate that the following
anti-idling measures would be implemented:

= Provide available electricity hookups for
trucks in the loading dock areas;

= Signs shall be posted in dock areas advising
drivers that idling shall not occur for more
than 3 minutes; and

= Telephone numbers of the building facilities
manager and the California Air Resources
Board shall be posted on signs at truck
entrances to report idling violations.

Significant &
Unavoidable

Potentially
Significant

3.3.1k

Prior to issuance of grading permits, the project
applicant will work with the STVAPCD to
determine project emissions based on a more
refined construction schedule and proposed
construction equipment to determine if
construction emissions exceed the Air District
thresholds of significance after compliance with
the Indirect Source Review Rule. If construction
emissions exceed the Air District thresholds of
significance, the applicant shall consult with the
SJVAPCD to develop and implement a Feasible
Implementation Plan with a goal of reducing
construction emissions to below annual
thresholds of 10 tons per year of ROG, 10 tons
per year of NOx, and 15 tons per year of PM10.
The Feasible Implementation Plan as identified
above shall identify offsite mitigation measures
proposed to be implemented by the applicant and
agreed upon by the SIVAPCD to be appropriate

Significant &
Unavoidable
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Impact

Impact

Significance

Mitigation
#

Mitigation Measure

Significance
After
Mitigation

and effective to reduce emissions. Alternatively,
the Feasible Implementation Plan shall identify
the mitigation fee required to be paid by the
applicant based on the amount of emission
reductions needed to bring the project’s
construction impacts below the annual
thresholds. The project applicant shall provide
this funding prior to the start of construction to
help facilitate emission offsets that are as real-
time as possible. The SJVAPCD will use the
funds to purchase the required emission
reductions through offsite mitigation strategies.
The emissions reduction agreement must be
implemented in addition to the required measure
to reduce construction-related diesel equipment
exhaust emissions listed in Mitigation Measure
#3.3.1a. Development and implementation of the
emissions reduction agreement shall be fully
funded by the project applicant. Preference shall
be given to offsite emission reduction projects
that are located in or in close proximity to
Turlock. The applicant shall submit
documentation to the City of Turlock verifying
that this has been successfully completed.

Potentially
Significant

33.11

Prior to issuance of building permits, the project
applicant will work with the STVAPCD to
determine if the project’s operational emissions
exceed the Air District thresholds of significance
based on the incorporation of onsite mitigation
measures and detailed project information. If the
operational emissions exceed the Air District’s
thresholds of significance, the applicant shall
consult with the STVAPCD to develop and
implement a Feasible Implementation Plan with
a goal of reducing operational emissions to
below annual thresholds of 10 tons per year of

Significant &
Unavoidable
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Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation
ROG, 10 tons per year of NOx, and 15 tons per
year of PM10. The Feasible Implementation Plan
shall identify offsite mitigation measures
proposed to be implemented by the applicant and
agreed upon by the SIVAPCD to be appropriate
and effective to reduce emissions. Alternatively,
the Feasible Implementation Plan shall identify
the mitigation fee required to be paid by the
applicant based on the amount of emission
reductions needed to bring the project impacts
below the annual thresholds. The STVAPCD will
use the funds to purchase the required emission
reductions through offsite mitigation strategies.
Payment of offsite fees shall be prior to issuance
of occupancy permits. The Feasible
Implementation Plan requires the SIVAPCD
approval and verification of payment prior to
receiving final occupancy permits from the City
of Turlock.
3.3.2 | Violate any air quality standard or Less Than No mitigation measures are required.
contribute substantially to an existing or Significant
projected air quality violation.
3.3.3 | Result in a cumulatively considerable net Potentially 33.1a Implement Mitigation Measures #3.3.1a through Significant &
increase of any criteria pollutant for which Significant through #3.3.11. Unavoidable
the project region is nonattainment under an 3.3.11
applicable national or state ambient air
quality standard (including releasing
emissions that exceed quantitative
thresholds for ozone precursors).
3.3.4 | Expose sensitive receptors to substantial Less Than No mitigation measures are required.
pollutant concentrations. Significant
City of Turlock — Morgan Ranch Master Plan November 2014
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#
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Significance
After
Mitigation

33.6

Exposure of a substantial number of people
to sources of objectionable odors.

Less Than
Significant

No mitigation measures are required.

3.4 Biological Resources

34.1

Have a substantial adverse effect, either
directly or through habitat modifications, on
any species identified as a candidate,
sensitive, or special status species in a local
or regional plans, policies, or regulations, or
by the California Department of Fish and
Wildlife or U.S. Fish and Wildlife Service.

Potentially
Significant

34.1a

Pre-construction surveys shall be performed on
the project site in areas where there is a potential
for nesting raptors and nesting migratory birds to
occur; these include all areas of the project site
that contain or are within 500 feet of power poles
or trees that are suitable for the establishment of
nests. If mature crops are present during the
breeding season of migratory birds (the nesting
period is loosely defined as February 15 to
August 15), a pre-construction survey shall be
performed within 14 days of construction to
identify active nests and mark those nests for
avoidance. During the nesting period, bird nests
shall be avoided by 250 feet and raptor nests
should be avoided by 500 feet.

Less Than
Significant

Potentially
Significant

3.4.1b

Because there is the potential for San Joaquin kit
foxes to occur on site, the USFWS Standardized
Recommendations for Protection of the San
Joaquin Kit Fox Prior to or During Ground
Disturbance shall be followed. The measures
that are listed below have been excerpted from
those guidelines and will protect San Joaquin kit
foxes from direct mortality and from destruction
of active dens and natal or pupping dens. The
City of Turlock shall determine the applicability
of the following measures depending on specific
construction activities and shall implement such
measures when required. The measures below
will also serve to protect American badger.

1. Pre-construction surveys shall be conducted
no fewer than 14 days and no more than 30

Less Than
Significant
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Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation

days prior to the beginning of ground
disturbance and/or construction activities, or
any project activity likely to impact the San
Joaquin kit fox or American badger.
Exclusion zones shall be placed in
accordance with USFWS Recommendations
using the following:

Potential Den 50’ radius
Known Den 110’ radius
Nata/Pupping Den

(Occupied and

Unoccupied) Contact U.S. Fish and
Wildlife Service for guidance
Atypical Dan 50’ radius

2. If dens must be removed, they must be
appropriately monitored and excavated by a
trained wildlife biologist. Replacement dens
will be required. Destruction of natal dens
and other “known” kit fox dens must not
occur until authorized by USFWS.

3. Project-related vehicles shall observe a 20
miles per hour speed limit in all project
areas, except on county roads and State and
Federal highways; this is particularly
important at night when kit foxes are most
active. Nighttime construction shall be
avoided, unless the construction area is
appropriately fenced to exclude kit foxes.
The area within any such fence must be
determined to be uninhabited by San Joaquin
Kit foxes prior to initiation of construction.
Off-road traffic outside of designated project
areas shall be prohibited.

City of Turlock — Morgan Ranch Master Plan November 2014
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#

Mitigation Measure
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After
Mitigation

To prevent inadvertent entrapment of kit
foxes or other animals during the
construction phase of the project, all
excavated, steep-walled holes or trenches
more than two feet deep shall be covered at
the close of each working day by plywood or
similar materials, or provided with one or
more escape ramps constructed of earth fill
or wooden planks. Before such holes or
trenches are filled, they shall be thoroughly
inspected for trapped animals. If at any time
a trapped or injured kit fox is discovered, the
procedures under numbers 9 and 10 of this
section must be followed.

Kit foxes are attracted to den-like structures
such as pipes and may enter stored pipe,
becoming trapped or injured. All
construction pipes, culverts, or similar
structures with a diameter of 4-inches or
greater that are stored at a construction site
for one or more overnight periods shall be
thoroughly inspected for kit foxes before the
pipe is subsequently buried, capped, or
otherwise used or moved in anyway. If a kit
fox is discovered inside a pipe, that section
of pipe shall not be moved until the USFWS
has been consulted. If necessary, and under
the direct supervision of the biologist, the
pipe may be moved once to remove it from
the path of construction activity, until the
fox has escaped.

All food-related trash items such as
wrappers, cans, bottles, and food scraps shall
be disposed of in closed containers and
removed at least once a week from a
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Impact

Significance
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#

Mitigation Measure
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After
Mitigation

10.

11.

construction or project site.

No firearms shall be allowed on the project
site.

To prevent harassment, mortality of kit
foxes or destruction of dens by dogs or cats,
no pets shall be permitted on the project
sites.

A representative shall be appointed by the
project proponent who will be the contact
source for any employee or contractor who
might inadvertently kill or injure a kit fox, or
who finds a dead, injured or entrapped
individual. The representative’s name and
telephone number shall be provided to the
USFWS and CDFW.

In the case of trapped animals, escape ramps
or structures shall be installed immediately
to allow the animal(s) to escape, or the
USFWS and CDFW should be contacted for
advice.

Any contractor, employee(s), or military or
agency personnel who inadvertently kills or
injures a San Joaquin kit fox shall
immediately report the incident to their
representative. This representative shall
contact the CDFW immediately in the case
of a dead, injured or entrapped kit fox. The
CDFW contact for immediate assistance is
State Dispatch at (916) 445-0045. They will
contact the local warden or biologist.
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Mitigation

12. The Sacramento Fish and Wildlife Office
and CDFW will be notified in writing within
three working days of the accidental death or
injury to a San Joaquin kit fox during
project-related activities. Notification must
include the date, time, and location of the
incident or of the finding of a dead or
injured animal and any other pertinent
information. The USFWS contact is the
Chief of the Division of Endangered
Species, 2800 Cottage Way, Suite W2605,
Sacramento, CA 95825-1846, and (916)
414-6620. The CDFW contact is Mr. Scott
Osborn at 1416 9th Street, Sacramento, CA
95814, (916) 324-3564.

Potentially
Significant

34.1c

Standard measures for the protection of
burrowing owls provided in Burrowing Owl
Consortium’s April 1995 Burrowing Owl Survey
Protocol and Mitigation Guidelines and the
CDFW’s October 17, 1995 Staff Report on
Burrowing Owl Mitigation shall be
implemented. Active burrows will be avoided by
250 feet, compensation will be provided for the
displacement of burrowing owls, and habitat
acquisition and the creation of artificial dens for
any burrowing owls removed from construction
areas will be provided.

1. Pre-construction surveys for burrowing
owls shall be conducted. Pre-construction
surveys of construction areas and a 500 foot
buffer shall be conducted no more than 30
days prior to ground disturbing activities. If
more than 30 days lapse between the time
of the preconstruction survey and the start
of ground-disturbing activities, another

Less Than
Significant
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preconstruction survey must be completed.

If burrowing owls are present on the
construction site (or within 500 feet of the
construction site) during the breeding
season (April 15 through July 15), and
appear to be engaged in nesting behavior, a
fenced 500 foot buffer shall be installed
between the nest site or active burrow and
any earth-moving activity or other
disturbance. This 500 foot buffer could be
removed once it is determined by a
qualified biologist that the young have
fledged. Typically, the young fledge by
August 31st. This date may be earlier than

August 31st, or later, and would have to be
determined by a qualified biologist.

If burrowing owls are present in the non-
breeding season and must be passively
relocated from the project site, passive
relocation shall not commence until October
1st and must be completed by February 1st.
Passive relocation may only be conducted
by a qualified biologist or ornithologist and
with approval by CDFW. After passive
relocation, the area where owls occurred
and its immediate vicinity (500 feet) will be
monitored by a qualified biologist daily for
one week and once per week for an
additional two weeks to document that owls
are not reoccupying the site.

Compensation for the loss of burrowing owl
habitat shall be based upon the number of
owls or pairs of owls located on the
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# # After
Mitigation
construction area during pre-construction
surveys following the CDFW’s October 17,
1995 Staff Report on Burrowing Owl
Mitigation. The areas identified as land
retirement areas and enhancement areas
shall be used as compensation for the loss
of habitat and for relocation of burrowing
owls.

3.4.2 | Interfere substantially with the movement of Less Than No mitigation measures are required.
any native resident or migratory fish or Significant
wildlife species or with established native
resident or migratory wildlife corridors, or
impede the use of wildlife nursery sites?

3.4.3 | Conflict with any local policies or Potentially 343 Development applications shall avoid impact to Less Than
ordinances protecting biological resources, Significant mature trees and natural vegetation to the Significant
such as a tree preservation policy or Impact maximum extent practicable. Impact avoidance
ordinance? measures shall include one or more of the

following: 1) Incorporation of existing trees and
natural vegetation into development proposals 2)
Avoidance of trenching and compaction of the
area within tree drip lines through the use of
protective fencing during construction, and 3)
Compensation for trees removed or otherwise
impacted through the planting of replacement
trees at a ratio of one to one.

3.5 Cultural Resources

35.1 Cause a substantial adverse change in the Potentially 35.1 If a potentially significant historical or Less Than
significance of a historic resource as Significant archaeological resource is encountered during Significant
defined in §15064.5? Impact subsurface construction activities (i.e., trenching,

grading), all construction activities within a 100-

foot radius of the identified potential resource

shall cease until a qualified archaeologist

evaluates the item for its significance and records
City of Turlock — Morgan Ranch Master Plan November 2014
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the item on the appropriate State Department of
Parks and Recreation (DPR) forms. The
archaeologist shall determine whether the item
requires further study. If, after the qualified
archaeologist conducts appropriate technical
analyses, the item is determined to be significant
under California Environmental Quality Act, the
archaeologist shall recommend feasible
mitigation measures, which may include
avoidance, preservation in place or other
appropriate measure, as outlined in Public
Resources Code section 21083.2. Upon the
City’s approval of the recommended mitigation
measures, the project developer shall implement
said measures. The developer shall fund the
costs of the qualified archaeologist and required
analysis, and shall include this mitigation
measure in every construction contract to inform
contractors of this requirement.

352

Cause a substantial adverse change in the
significance of an archaeological resource
pursuant to §15064.5?

Potentially
Significant
Impact

3.5.1

No additional mitigation measures are required.

Less Than
Significant

353

Directly or indirectly destroy a unique
paleontological resource or site or unique
geologic feature?

Potentially
Significant
Impact

353

In the event a fossil or fossil formations are
discovered during any subsurface construction
activities for the proposed project (i.e., trenching,
grading), all excavations within 100 feet of the
find shall be temporarily halted until the find is
examined by a qualified paleontologist, in
accordance with Society of Vertebrate
Paleontology standards. The paleontologist shall
notify the appropriate representative at the City
of Turlock, who shall coordinate with the
paleontologist as to any necessary investigation
of the find. If the find is determined to be
significant under CEQA, the City shall require,

Less Than
Significant
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based on the recommended mitigation measures
of the paleontologist, the developer to implement
those measures, which may include avoidance,
preservation in place, or other appropriate
measures, as outlined in Public Resources Code
section 21083.2. The developer shall fund the
costs of the qualified paleontologist and any
required analysis. No additional mitigation
measures are required.
3.5.4 | Disturb any human remains, including those Less Than No mitigation measures are required.
interred outside of formal cemeteries? Significant
3.6 Geology and Soils
3.6.1 Exposure of people and structures to Less Than No mitigation measures are required.
potential substantial adverse effects, Significant
including the risk of loss, injury, or death
involving rupture of a known earthquake
fault, strong seismic ground shaking,
ground failure, or landslides.
3.6.2 | Result in substantial soil erosion or the loss Less Than No mitigation measures are required.
of topsoil. Significant
3.6.3 | Result in potential hazards due to Less Than No mitigation measures are required.
construction on unstable soils. Significant
3.6.4 | Result in potential hazards due to Less Than No mitigation measures are required.
construction on expansive soils. Significant
3.7 Greenhouse Gas Emissions
3.7.1 | Generate GHG emissions, either directly or Less Than No mitigation measures are required.
indirectly, that may have a significant Significant
impact on the environment.
City of Turlock — Morgan Ranch Master Plan November 2014
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3.7.2 | Conflict with any applicable plan, policy, or Less Than No mitigation measures are required.
regulation adopted for the purpose of Significant
reducing the emissions of GHG.

3.7.3 | Climate change effects on the project. Less Than No mitigation measures are required.

Significant
3.8 Hazards and Hazardous Materials

3.8.1 Create a significant hazard to the public or Less Than No mitigation measures are required.
the environment through the routine Significant
transport, use, or disposal of hazardous
materials, or through reasonably foreseeable
upset and accident conditions.

3.8.2 | Emit hazardous emissions or handle Less Than No mitigation measures are required.
hazardous or acutely hazardous materials, Significant
substances, or waste within one-quarter
mile of an existing or proposed school.

3.8.3 | Be located on a site which is included on a Potentially 3.8.3a Prior to issuance of demolition permits for any Less Than
list of hazardous materials sites compiled Significant structures located on the project site, the project Significant
pursuant to Government Code Section applicant shall retain a certified hazardous waste
65962.5 and, as a result, would it create a contractor to determine the presence or absence
significant hazard to the public or the of building materials or equipment that contains
environment. hazardous waste, including asbestos, lead-based

paint, mercury, PCBs, and CFCs. If such

substances are found to be present, the contractor

shall properly remove and dispose of these

hazardous materials in accordance with federal

and State law. The applicant shall submit

documentation to the City of Turlock

demonstrating that this contractor has been

retained as part of the demolition permit

application. Upon completion of removal and

disposal, the project applicant shall provide

documentation to the City of Turlock
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demonstrating that these activities were
successfully completed.

Potentially
Significant

3.8.3b

Prior to issuance of grading permits, the project
applicant shall retain a qualified consultant to
perform testing of the project site soils for the
presence of residual concentrations of
agricultural chemicals and herbicides associated
with past usage of the project site for agricultural
production and the location of the former railroad
track alignment. Soils shall be laboratory tested
for organo-chlorine pesticides and arsenic in
accordance with California Department of Toxic
Substances Control (DTSC) guidelines. If the
testing yields concentrations in excess of
acceptable limits for residential, school and
commercial development, the project applicant
shall retain a qualified contractor to perform soil
remediation in accordance with DTSC
guidelines. The soil remediation activities shall
be completed prior to grading activities. The
applicant shall submit documentation to the City
of Turlock demonstrating that soil testing was
performed and any necessary remediation was
completed as part of the grading permit
application.

Less Than
Significant

Potentially
Significant

3.8.3c

Irrigation wells that may be dispersed throughout
the project site, and any potential onsite domestic
wells and septic systems shall be properly
abandoned or destroyed in compliance with
applicable regulations of the Stanislaus County
Department of Environmental Resources
governing water wells and septic systems.
Consultation shall occur with the Department of
Environmental Resources regarding well and
septic system abandonment and inspections.

Less Than
Significant
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Documentation of wells and septic systems being
abandoned or destroyed shall be submitted to the
City of Turlock Planning Division prior to
construction of proposed uses.

Potentially
Significant

3.8.3d

The applicant shall consult with TID to
determine the location of electric power lines and
irrigation pipelines within the project boundaries.
The locations shall be delineated on all
grading/development plans. Development plans
shall provide for unrestricted utility access and
prevent easement encroachments that might
impair the safe and reliable maintenance and
operation of TID facilities; alternatively, the
applicant may relocate the facilities with TID’s
approval. TID shall be afforded the opportunity
to review and approve the grading plans. The
applicant shall secure a letter indicating approval
of the plans from TID. Prior to issuance of
grading permits, the applicant shall provide the
City of Turlock with a letter of approval from
TID indicating that they have reviewed and
approved the proposed grading/development
plans.

Less Than
Significant

3.84

For a project located within an airport land
use plan or, where such a plan has not been
adopted, within two miles of a public
airport or public use airport, or within the
vicinity of a private airstrip, would the
project result in a safety hazard for people
residing or working in the project area.

Potentially
Significant

3.8.4a

No buildings shall be constructed within Safety
Zone 1, the Runway Protection Zone (RPZ).
Roads and automobile parking lots are
acceptable uses. Landscaping, light fixtures,
signs, and other objects must be limited in height
so as not to be obstructions to the airport airspace
as defined by Part 77 of the Federal Aviation
Regulations (FAR).

Less Than
Significant

Potentially
Significant

3.8.4b

Development within Safety Zone 2—the Inner
Approach/Departure Zone—as defined by the
State Handbook should be limited to low-

Less Than
Significant
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intensity commercial or industrial uses.
Specifically, in accordance with Handbook
guidance, the usage intensity should be no more
than 40 people per acre on average over the 4.9-
acre area affected (196 people total) and no more
than 80 people in any single 1.0-acre area. The
height of all objects must comply with FAR Part
77 criteria.
3.8.5 | Impair implementation of or physically Less Than No mitigation measures are required.
interfere with an adopted emergency Significant
response plan or emergency evacuation
plan.
3.9 Hydrology/Water Quality
39.1 Violate any water quality standards or waste Less than No mitigation measures are required.
discharge requirements. Significant
3.9.2 | Substantially deplete groundwater supplies Potential impacts of the proposed project on
or interfere substantially with groundwater groundwater supplies are addressed in Section
recharge such that there would be a net 3.13 Utilities and Service Systems.
deficit in aquifer volume or a lowering of
the local groundwater table level (e.g., the
production rate of pre-existing nearby wells
would drop to a level which would not
support existing land uses or planned uses
for which permits have been granted).
393 Substantially alter the existing drainage Less Than No mitigation measures are required.
pattern of the site or area, including through Significant
the alteration of the course of a stream or
river, in a manner which would result in
substantial erosion or siltation on or off-site.
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394

Substantially alter the existing drainage
pattern of the site or area, including through
the alteration of the course of a stream or
river, or substantially increase the rate or
amount of surface runoff in a manner which
would result in flooding on- or off-site.

Less Than
Significant

No mitigation measures are required.

395

Create or contribute runoff water which

would exceed the capacity of existing or
planned stormwater drainage systems or
provide substantial additional sources of
polluted runoff.

Less Than
Significant

No mitigation measures are required.

3.9.6

Otherwise substantially degrade water
quality.

Less Than
Significant

No mitigation measures are required.

3.9.7

Place housing within a 100-year flood
hazard area as mapped on a federal Flood
Hazard Boundary or Flood Insurance Rate
Map or other flood hazard delineation map.

No Impact

No mitigation measures are necessary.

398

Place within a 100-year flood hazard area
structures which would impede or redirect
flood flows.

No Impact

No mitigation measures are necessary.

399

Expose people or structures to a significant
risk of loss, injury or death involving
flooding, including flooding as a result of
the failure of a levee or dam.

No Impact

No mitigation measures are necessary.

3.9.10

Inundation by seiche, tsunami, or mudflow.

Less Than
Significant

No mitigation measures are required.

City of Turlock — Morgan Ranch Master Plan
Draft Program Environmental Impact Report

November 2014
ES-25




Executive Summary

Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation
3.10 Land Use and Planning
3.10.1 | Physically divide an established Less Than No mitigation measures are required.
community. Significant
3.10.2 | Conflict with any applicable land use plan, Less Than No mitigation measures are required.
policy, or regulation of an agency with Significant
jurisdiction over the project (including, but
not limited to the general plan, specific
plan, local coastal program, or zoning
ordinance) adopted for the purpose of
avoiding or mitigating an environmental
effect.
3.10.3 | Conflict with any applicable habitat No Impact No mitigation measures are necessary.
conservation plan or natural community
conservation plan.
3.11 Noise
3.11.1 | Exposure of persons to or generation of Potentially 3.11.1a The use of rubberized asphalt or open gap Less Than
noise levels in excess of standards Significant asphalt has been shown to reduce roadway noise Significant
established in the local general plan or noise levels between 4 and 5 dB. When Golf Road is
ordinance, or applicable standards of other scheduled to be resurfaced, the road resurfacing
agencies. should include rubberized asphalt or open gap
asphalt from 1st Street to Highway 99.
Potentially 3.11.1b Based upon the Proposed Project Site Plan, Less Than
Significant medium and high density residential uses will be Significant
located adjacent to Golf Road, Glenwood
Avenue and S.R. 99. A sound wall at least 6-
feet in height shall be constructed to reduce
traffic noise levels at residential areas adjacent to
Golf Road and Glenwood Avenue.
If the anticipated S.R. 99 traffic volumes in the
Year 2030 (140,000 ADT), as reported in the
Turlock General Plan occur, it may not be
practical to achieve the exterior noise level
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standard of 60 dB Ldn. Barriers in excess of 18
feet may be required to achieve the noise level
standard of 60 dB Ldn. As a means of complying
with the conditionally acceptable standard of 65
dB Ldn, barrier heights would need to be
approximately 12-feet in height, while assuming
a setback of approximately 250 to 300 feet from
the S.R. 99 centerline.

Since grading plans and tentative maps have not
been completed for the project site, a more
detailed analysis of required barrier heights
would be required when those plans are
available.

Potentially
Significant

3.11.1c

High Density residential units may also apply the
exterior noise level standard of 60 dB Ldn at a
common outdoor area such as a club house. In
this case, site design shall locate the common
outdoor areas away from the roads or shall shield
the common outdoor areas with the building
facades in order to achieve the noise level
standards.

Since grading plans and tentative maps have not
been completed for the project site, a more
detailed analysis of site design would be required
when those plans are available.

Less Than
Significant

Potentially
Significant

3.11.1d

An analysis of projected future interior traffic
noise levels indicate that proposed residential
uses with direct exposure to State Route 99
would require window assembly and/ or building
facade upgrades at the second floor to comply
with the City’s 45 dB Ldn interior noise level
standard. In order to achieve compliance with an
interior noise level standard of 45 dB Ldn,

Less Than
Significant
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Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation

residences located within 700 feet of the S.R. 99
centerline would require exterior-to-interior
noise level reductions ranging from 30 dB to 35

dB. One of the following window assemblies
shall be installed:

= A 30 dB exterior to interior noise level
reduction may be achieved through the use
of STC 35 rated window assemblies for all
second floor windows with a view of SR 99.

= A 35 dB exterior to interior noise level
reduction may be achieved through the use
of STC 40 to 42 rated window assemblies
for all second floor windows with a view of
SR 99.

As an alternative to this requirement, a detailed
analysis of interior noise levels can be conducted
when building plans are available.

Potentially 3.11.1e As an alternative to Mitigation Measure Less Than
Significant #3.11.1d, a portion of the site could limit Significant
residential uses to single-story units which
receive shielding from the noise barriers.
Therefore, residential uses located within 700
feet of the S.R. 99 centerline could be restricted
to single story units, and residential units located
beyond 700 feet from the S.R. 99 centerline
could include two-story units and would not
require upgraded STC rated windows.

Potentially 3.11.1f During project review, the Planning Director Less Than
Significant shall make a determination as to whether or not Significant
the proposed use would likely generate noise
levels that could adversely affect the adjacent
residential areas. If it is determined from this
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Significance
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#
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Significance
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Mitigation

review that proposed uses could generate
excessive noise levels at noise-sensitive uses, the
applicant shall be required to prepare an
acoustical analysis to ensure that all appropriate
noise control measures are incorporated into the
project design so as to mitigate any noise
impacts. Such noise control measures include,
but are not limited to, use of noise barriers, site-
redesign, silencers, partial or complete
enclosures of critical equipment, etc.

Potentially
Significant

3.11.1g

Active recreation areas such as neighborhood
parks and school playgrounds should be located
as far as possible from residential property lines.
Park activities should be limited to the hours of
7:00 a.m. to 10:00 p.m. Noise analyses should
be conducted for public works areas which
contain noise sources which may exceed the City
of Turlock noise level standards.

Less Than
Significant

Potentially
Significant

3.11.1h

Construction activities should adhere to the
requirements of the City of Turlock with respect
to hours of operation. In addition, all equipment
shall be fitted with factory equipped mufflers,
and in good working order.

Less Than
Significant

3.11.2

Exposure of persons to or generation of
excessive ground borne vibration or ground
borne noise levels.

Less Than
Significant

No mitigation measures are required.

3.11.3

A substantial permanent increase in ambient
noise levels in the project vicinity above
levels existing without the project.

Less Than
Significant

No mitigation measures are required.

3.114

A substantial temporary or periodic increase
in ambient noise levels in the project
vicinity above levels existing without the
project.

Less Than
Significant

No mitigation measures are required.
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Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation
3.11.5 | For a project located within an airport land No Impact No mitigation measures are necessary.
use plan or, where such a plan has not been
adopted, within two miles of a public
airport or public use airport, would the
project expose people residing or working
in the project area to excessive noise levels.
3.11.6 | For a project within the vicinity of a private No Impact No mitigation measures are necessary.
airstrip, would the project expose people
residing or working in the project area to
excessive noise levels.
3.12 Population and Housing
3.12.1 | Induce substantial population growth in an Less Than No mitigation measures are required.
area, either directly (for example, by Significant
proposing new homes and businesses) or
indirectly (for example, through extension
of roads or other infrastructure)
3.12.2 | Displace substantial numbers of existing Less Than No mitigation measures are required.
housing or people, necessitating the Significant
construction of replacement housing
elsewhere.
3.13 Public Services and Utilities
3.13.1 | Increased Demand for Fire Protection Less Than No mitigation measures are required.
Services and Personnel. Significant
3.13.2 | Increased Demand for Law Enforcement Less Than No mitigation measures are required.
Services. Significant
3.13.3 | Increased Demand on Public Schools. Less Than No mitigation measures are required.
Significant
3.13.4 | Increased Demand on Library Services. Less Than No mitigation measures are required.
Significant
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3.13.5 | Exceed wastewater treatment requirements Less Than No mitigation measures are required.
of the Regional Water Quality Control Significant
Board, Central Valley Region.

3.13.6 | Require or result in the construction of new Less Than No mitigation measures are required.
water or wastewater treatment facilities or Significant
expansion of existing facilities, the
construction of which could cause
significant environmental effects.

3.13.7 | Require or result in the construction of new Less Than No mitigation measures are required.
storm water drainage facilities or expansion Significant
of existing facilities, the construction of
which could cause significant
environmental effects.

3.13.8 | Have sufficient water supplies available to Less Than No mitigation measures are required.
serve the project from existing entitlements Significant
and resources, or are new or expanded
entitlements needed.

3.13.9 | Result in a determination by the wastewater Less Than No mitigation measures are required.
treatment provider which serves or may Significant
serve the project that it has adequate
capacity to serve the project’s projected
demand in addition to the provider’s
existing commitments.

3.13.10 | Be served by a landfill with sufficient Potentially 3.13.10a Prior to issuance of building permits for any Less Than
permitted capacity to accommodate the Significant building developed pursuant to the Master Plan, Significant
project’s solid waste disposal needs. the project applicant shall retain a qualified

contractor to perform construction and

demolition debris recycling. Following the

completion of construction activities, the project

applicant shall provide documentation to the

satisfaction of the City of Turlock demonstrating
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Impact Impact Significance | Mitigation Mitigation Measure Significance
# # After
Mitigation
that construction and demolition debris was
recycled.
Potentially 3.13.10b Prior to issuance of final certificate of occupancy Less Than
Significant for each multi-family residential and commercial Significant
building, the project applicant shall install onsite
recycling collection facilities. Such facilities
shall be provided in centralized locations within
enclosed facilities. Signage shall clearly identify
accepted materials, and recycling collection
vessels (i.e., dumpsters, receptacles, bins, toters,
etc.) shall be distinctly different in appearance
from solid waste collection vessels.
3.13.11 | Comply with federal, state, and local Less Than No mitigation measures are required.
statutes and regulations related to solid Significant
waste.
3.13.12 | Result in the inefficient, wasteful, or Less Than No mitigation measures are required.
unnecessary consumption of energy? Significant
3.14 Recreation
3.14.1 | Would the project increase the use of Less Than No mitigation measures are required.
existing neighborhood and regional parks or Significant
other recreational facilities such that
substantial physical deterioration of the
facility would occur or be accelerated.
3.14.2 | Does the project include recreation facilities Less Than No mitigation measures are required.
or require the construction or expansion of Significant
recreational facilities which might have an
adverse physical effect on the environment.
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Mitigation
3.15 Transportation/Traffic
3.15.1 | Conflict with an applicable plan, ordinance Potentially 3.15.1a Existing Plus Project Conditions Significant and
or policy establishing measures of Significant Unavoidable
effectiveness for the performance of the Lander Avenue/E. Glenwood Avenue. The
circulation system, taking into account all proposed project’s mitigation measure is to
modes of transportation including mass construct the recommended improvements, as
transit and non-motorized travel and noted below. The timing of the improvement’s
relevant components of the circulation construction will be determined by a separate
system, including but not limited to traffic analysis prepared as specific development
intersections, streets, highways and proposals are received for individual projects
freeways, pedestrian and bicycle paths, and within the Morgan Ranch Master Plan. When a
mass transit. traffic analysis determines the improvement is
needed to support a specific development
Conflict with an applicable congestion proposal, the improvement must be constructed.
management program, including, but not
limited to level of service standards and = Widen the northbound approach (Lander
travel demand measures, or other standards Avenue) to provide an exclusive right turn
established by the county congestion lane. With this improvement the northbound
management agency for designated roads or approach includes one left turn only lane,
highways? two through lanes, and one right turn only
lane.
Potentially 3.15.1b Golf Road/Linwood Avenue. The proposed Significant and
Significant project’s mitigation measure is to construct the Unavoidable
recommended improvement, as noted below. The
timing of the improvement’s construction will be
determined by a separate traffic analysis
prepared as specific development proposals are
received for individual projects within the
Morgan Ranch Master Plan. When a traffic
analysis determines the improvement is needed
to support a specific development proposal, the
improvement must be constructed.
= Signalize the intersection.
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Significance
After
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Potentially
Significant

3.15.1c

Golden State Boulevard and Berkeley
Avenue/Golf Road; First Street and Golf
Road. The proposed project’s mitigation
measure is to construct the recommended
improvement, as noted below or similar
improvements as determined by the City and/or
Stanislaus County. The timing of the
improvement’s construction will be determined
by a separate traffic analysis prepared as specific
development proposals are received for
individual projects within the Morgan Ranch
Master Plan. When a traffic analysis determines
the improvement is needed to support a specific
development proposal, the improvement must be
constructed.

Golden State Boulevard and Berkeley
Avenue/Golf Road

= Signalize the intersection;

=  Widen the eastbound and westbound
approach (Berkeley Avenue) to provide an
exclusive left turn lane. With this
improvement, both approaches includes one
left turn lane, one through lane and a right
turn lane; and

=  Realign Golf Road and Paulson Road in
order to provide adequate spacing between
these intersections and the Golden State
Boulevard intersection.

First Street/Golf Road

=  Signalize and realign the intersection.

Significant and
Unavoidable
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Mitigation Measure
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After
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These intersections are in the jurisdiction of
Stanislaus County.

Potentially
Significant

3.15.1d

Glenwood Avenue, from Lander Avenue to
Morgan Ranch Arterial. The proposed
project’s mitigation measure is to construct the
recommended improvement, noted below. The
timing of the improvement’s construction will be
determined by a separate traffic analysis
prepared as specific development proposals are
received for individual projects within the
Morgan Ranch Master Plan. When a traffic
analysis determines the improvement is needed
to support a specific development proposal, the
improvement must be constructed.

Policy 5.2-s: Trigger for improvements.
Require improvements to be constructed when
LOS is projected to drop below LOS C (on an
average daily trips basis).

Significant and
Unavoidable

Potentially
Significant

3.15.1e

Cumulative General Plan Buildout Conditions

The project shall pay appropriate development
impact fees towards General Plan circulation
system improvements.

Significant and
Unavoidable

3.15.2

Result in a change in air traffic patterns,
including either an increase in traffic levels
or a change in location that results in
substantial safety risks.

Potentially
Significant

3.8.4a and
3.8.4b

Implement Mitigation Measures #8.8.4a and
#3.8.4b

Less Than
Significant

3.153

Substantially increase hazards due to a
design feature (e.g. sharp curves or
dangerous intersections) or incompatible
uses (e.g. farm equipment).

Less Than
Significant

No mitigation measures are required.
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Mitigation
3.15.4 | Result in inadequate emergency access. Less Than No mitigation measures are required.
Significant
3.15.5 | Conflict with adopted policies, plans or Less Than No mitigation measures are required.
programs regarding public transit, bicycle, Significant
or pedestrian facilities, or otherwise
decrease the performance or safety of such
facilities. Conflict with adopted policies,
plans or programs supporting alternative
transportation (e.g. bus turnouts, bicycle
racks).
City of Turlock — Morgan Ranch Master Plan November 2014
ES- 36

Draft Program Environmental Impact Report




CHAPTER ONE

INTRODUCTION



This page left intentionally blank.




Chapter One - Introduction

CHAPTER ONE - INTRODUCTION
1.1 Overview of the CEQA Process

This Draft Environmental Impact Report (Draft EIR) is prepared in accordance with the
California Environmental Quality Act (CEQA) to evaluate the potential environmental impacts
associated with implementation of the Morgan Ranch Master Plan (State Clearinghouse No.
2012022039). This document is prepared in conformance with CEQA (California Public
Resources Code, Section 21000, et seq.) and the CEQA Guidelines (California Code of
Regulations, Title 14, Section 15000, et. seq.). This Draft EIR is intended to serve as an
information document for the public agency decision makers and the public regarding the
proposed project.

111 OVERVIEW

The proposed project for which this Draft EIR has been prepared is for the adoption and
implementation of the Morgan Ranch Master Plan. The Morgan Ranch Master Plan would
develop a mixture of single and multifamily residential, community commercial, office,
elementary school, park, and detention basin uses on the 170 acre site. A complete project
description is provided in Chapter 2, Project Description of this Draft EIR.

1.1.2 TYPE AND PURPOSE OF THIS DRAFT EIR
According to Section 15121(a) of the CEQA Guidelines, the purpose of an EIR is to:

Inform public agency decision makers and the public generally of the significant
environmental effects of a project, identify possible ways to minimize the
significant effects, and describe reasonable alternatives to the project.

Given the long-term nature of the proposed project and the permitting, planning, and
development actions that are related both geographically and as logical parts in the chain of
contemplated actions to implement the proposed project, this document has been prepared as a
Program EIR pursuant to Section 15168.

Program EIR

A Program EIR examines the total scope of environmental effects that would occur as a result of
buildout of the entire Master Plan area. By examining the full scope of the proposed project and
subsequent applications and approvals at this early stage of planning, the Program EIR will
provide a full disclosure of the environmental impacts that may occur throughout the project site,
together with an analysis of the site-specific and cumulative environmental impacts that will
occur throughout the buildout of the proposed project.

This Draft EIR fulfills the requirements for a Program EIR. Although the legally required
contents of a Program EIR are the same as those of a Project EIR, Program EIRs are typically
more conceptual and may contain a more general discussion of impacts, alternatives, and
mitigation measures than a Project EIR. As provided in Section 15168 of the State CEQA
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Guidelines, a Program EIR may be prepared on a series of actions that can be characterized as
one large project. Use of a Program EIR provides the City of Turlock (as lead agency) the
opportunity to consider broad policy alternatives and program-wide mitigation measures and
provides the City with greater flexibility to address project-specific and cumulative
environmental impacts on a comprehensive basis.

Once a Program EIR has been prepared, subsequent activities within the program must be
evaluated to determine whether additional CEQA documentation needs to be prepared.
However, if the Program EIR addresses the program’s effects as specifically and
comprehensively as possible, many subsequent activities could be found to be within the
Program EIR scope and additional environmental documents may not be required (CEQA
Guidelines Section 15168[c]). When a Program EIR is relied on for a subsequent activity, the
lead agency must incorporate feasible mitigation measures and alternatives developed in the
Program EIR into the subsequent activities (CEQA Guidelines Section 15168[c][3]). If a
subsequent activity would have effects not within the scope of the Program EIR, the lead agency
must prepare a new Initial Study leading to a Negative Declaration, Mitigated Negative
Declaration, or an EIR. In this case, the Program EIR is still valuable as the first-tier
environmental analysis. The CEQA Guidelines (Section 15168[h]) encourage the use of Program
EIRs, citing five advantages:

1. To provide a more exhaustive consideration of impacts and alternatives than would be
practical in an individual EIR;

2. To focus on cumulative impacts that might be slighted in a case-by-case analysis;
3. To avoid continual reconsideration of recurring policy issues;

4. To consider broad policy alternatives and programmatic mitigation measures at an early stage
when the agency has greater flexibility to deal with them; and

5. To reduce paperwork by encouraging the reuse of data (through tiering).
Purpose

The purpose of this Draft EIR is to analyze and evaluate the environmental impacts of the
proposed project to the degree of specificity appropriate, in accordance with CEQA Guidelines
Section 15146. This document addresses the potentially significant adverse environmental
impacts that may be associated with the planning, construction, or operation of the project. It
also identifies appropriate and feasible mitigation measures and alternatives that may be adopted
to significantly reduce or avoid these impacts.

CEQA requires that an EIR contain, at a minimum, certain specific elements. These elements are
contained in this Draft EIR and include:

= Table of Contents;
= Introduction;
= Executive Summary;
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= Project Description;

= Environmental Setting, Significant Environmental Impacts, and Mitigation Measures;
= Cumulative Impacts;

= Significant Unavoidable Adverse Impacts;

= Alternatives to the Proposed Project;

= Growth-Inducing Impacts;

= Effects Found Not To Be Significant; and

=  Areas of Known Controversy.

1.1.3 LEAD AGENCY DETERMINATION

The City of Turlock is designated as the lead agency for the project. CEQA Guidelines Section
15367 defines the lead agency as, “...the public agency, which has the principal responsibility
for carrying out or approving a project.” Other public agencies may use this Draft EIR in the
decision-making or permit process and consider the information in this Draft EIR along with
other information that may be presented during the CEQA process.

This Draft EIR was prepared by Quad Knopf, Inc., an environmental consultant under contract to
the City of Turlock. Prior to public review, the Draft EIR was extensively reviewed and
evaluated by the City of Turlock. This Draft EIR reflects the independent judgment and analysis
of the City of Turlock as required by CEQA. Lists of organizations and persons consulted and
the report preparation personnel are provided in Chapter 8 of this Draft EIR.

1.2 Scope of the EIR

This Draft EIR addresses the potential environmental effects of the proposed project. The City
of Turlock issued a Notice of Preparation (NOP) for the proposed project on February 14, 2012,
which circulated between February 14, 2012 and March 14, 2012 for the statutory 30-day public
review period. The scope of this Draft EIR includes the potential environmental impacts
identified in the NOP and issues raised by agencies in the public response to the NOP. The NOP
is contained in Appendix A of this Draft EIR.

Nine comment letters were received in response to the NOP. They are listed in Table 1-1 and
provided in Appendix A of this Draft EIR.

1.21 SCOPING MEETING
Pursuant to CEQA Guidelines Section 15082(c)(1), the City of Turlock held a scoping meeting

for the proposed project on Thursday, February 23, 2012 at the Turlock City Hall Council
Chambers.
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Table 1-1
NOP Comment Letters

Status Affiliation Signatory Date
Public California Department of Phillip Crimmins, Aviation March 12,2012
Agencies Transportation Division of Environmental Specialist

Aeronautics
California Department of Joshua Swearingen, Transportation =~ March 8, 2012
Transportation, District 10 Planner for Tom Dumas, Chief

Office of Metropolitan Planning

Stanislaus County Raul Mendez, Senior Management March 9, 2012

Environmental Review Consultant

Committee

Turlock Irrigation District Todd Troglin, Supervising March 2, 2012
Engineering Technician, Civil

Native American Heritage Katy Sanchez, Program Analyst February 23, 2012

Commission

Private Parties Nanci Pena March 8, 2012

William and Jenae Worsham March 8, 2012
Lois Marsh March 8, 2012
Carl and Shirley Grubb March 8, 2012

Source: City of Turlock, Responses to NOP for the Morgan Ranch Master Plan

1.2.2 ENVIRONMENTAL ISSUES DETERMINED NOT TO BE SIGNIFICANT

The NOP identified one topical area that was determined not to be significant. An explanation of
why this area is determined not to be significant is provided in Chapter 7, Effects Found Not To
Be Significant. The following is the topical area:

= Mineral Resources

Certain subjects within various topical areas were determined not to be significant. Other
potentially significant issues are analyzed in these topical areas; however the following issues are
not analyzed:

= Scenic Vistas (Chapter 3, Section 3.1 Aesthetics);

= State Scenic Highways (Chapter 3, Section 3.1 Aesthetics);

= Conflicts with Agricultural Zoning or Williamson Act Contract (Chapter 3, Section 3.2
Agricultural and Forestry Resources);
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= Conflicts with Forest Zoning (Chapter 3, Section 3.2 Agricultural and Forestry Resources);

= Conversion of Forest Land to Non-Forest Use (Chapter 3, Section 3.2 Agricultural and
Forestry Resources);

= Riparian Habitat/Sensitive Natural Communities (Chapter 3, Section 3.4 Biological
Resources);

=  Wetlands (Chapter 3, Section 3.4 Biological Resources);
= Conservation Plans (Chapter 3, Section 3.4 Biological Resources);

= Septic and Alternative Wastewater Disposal Systems (Chapter 3, Section 3.6, Geology, Soils,
and Seismicity);

=  Wildland Fires (Chapter 3, Section 3.8 Hazards and Hazardous Materials);
= 100-Year Flood Hazard Areas (Chapter 3, Section 3.9 Hydrology and Water Quality);
= Flooding and Dam or Levee Failure (Chapter 3, Section 3.9 Hydrology and Water Quality);

= Seiche, Tsunami, or Mudflow Hazards (Chapter 3, Section 3.9 Hydrology and Water
Quality); and

= Conservation Plans (Chapter 3, Section 3.10 Land Use and Planning).

1.2.3 POTENTIALLY SIGNIFICANT ENVIRONMENTAL ISSUES

The NOP found that the following topical areas may contain potentially significant
environmental issues that will require further analysis in the EIR. These sections are as follows:

=  Aesthetics = Hydrology/Water Quality

= Agricultural Resources * Land Use/Planning

= Air Quality = Noise

= Biological Resources = Population/ Housing

* Cultural Resources = Public Services and Utilities
= Geology/Soils = Recreation

= Greenhouse Gas Emissions = Transportation/Traffic

»  Hazards/Hazardous Materials
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1.3 Organization of the EIR
This Draft EIR is organized into the following main chapters:

Executive Summary. This chapter includes a summary of the proposed project and alternatives
to be addressed in the Draft EIR. A brief description of the areas of controversy and issues to be
resolved, and overview of the Mitigation Monitoring and Reporting Program, in addition to a
table that summarizes the impacts, mitigation measures, and level of significance after
mitigation, are also included in this section.

Chapter 1: Introduction. This chapter provides an introduction and overview describing the
purpose of this Draft EIR, its scope and components, and its review and certification process.

Chapter 2: Project Description. This chapter includes a detailed description of the proposed
project, including its location, site, and project characteristics. A discussion of the project
objectives, intended uses of the Draft EIR, responsible agencies, and approvals that are needed
for the proposed project are also provided.

Chapter 3: Environmental Impact Analysis. This chapter analyzes the environmental
impacts of the proposed project. Impacts are organized into major topic areas. Each topic area
includes a description of the environmental and regulatory setting, methodology, significance
criteria, impacts, mitigation measures, and significance after mitigation. = The specific
environmental topics that are addressed within Chapter 3 are as follows:

Section 3.1 — Aesthetics: Addresses the potential visual impacts of development intensification
and the overall increase in illumination produced by the project.

Section 3.2 - Agricultural Resources: Addresses the potential conversion of Important
Farmland to non-agricultural use.

Section 3.3 - Air Quality: Addresses the potential air quality impacts associated with project
implementation, as well as consistency with the San Joaquin Valley Air Pollution Control
District’s air quality management plans.

Section 3.4 - Biological Resources: Addresses the project’s potential impacts on habitat,
vegetation, and wildlife; the potential degradation or elimination of important habitat; and
impacts on listed, proposed, and candidate threatened and endangered species.

Section 3.5 - Cultural Resources: Addresses the potential impacts of project development on
known historical resources and potential archaeological and paleontological resources.

Section 3.6 - Geology and Soils: Addresses the potential impacts the project may have on soils
and assesses the effects of project development in relation to geologic and seismic conditions.

Section 3.7 — Greenhouse Gas Emissions: Addresses the project’s potential to generate
greenhouse gas emissions or conflict with a greenhouse gas reduction plan.
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Section 3.8 - Hazards and Hazardous Materials: Addresses the potential for the presence of
hazardous materials or conditions on the project site and in the project area that may have the
potential to impact human health.

Section 3.9 - Hydrology and Water Quality: Addresses the potential impacts of the project on
local hydrological conditions, including drainage areas, and changes in the flow rates.

Section 3.10 - Land Use and Planning: Addresses the potential land use impacts associated
with division of an established community and consistency with the City of Turlock General
Plan, Turlock Municipal Code, Stanislaus County Airport Land Use Commission Plan (2004).

Section 3.11 - Noise: Addresses the potential noise impacts during construction and at project
buildout from mobile and stationary sources. The section also addresses the impact of noise
generation on neighboring uses.

Section 3.12 — Population and Housing: Addresses the potential impacts of the project on
population growth and displacement of housing and people.

Section 3.13 - Public Services and Utilities: Addresses the potential impacts upon service
providers, including fire protection, law enforcement, schools, and libraries.

Section 3.14 — Recreation: Addresses the potential impacts on existing neighborhood and
regional parks and the construction or expansion of recreational facilities.

Section 3.15 — Transportation and Traffic: Addresses the potential impacts on the local and
regional roadway system, public transportation, bicycle, and pedestrian access.

Chapter 4: Cumulative Effects: This chapter analyzes the proposed project’s environmental
impacts in combination with the impact of other, past, present, and probable future projects.

Chapter 5: Alternatives to the Proposed Project: This chapter compares the impacts of the
proposed project with three land-use project alternatives: the No Project Alternative, a Reduced
Intensity Alternative, and an Increased Density Alternative. An environmentally superior
alternative is identified. In addition, alternatives initially considered but rejected from further
consideration are discussed.

Chapter 6: Other CEQA Considerations. This chapter provides a summary of significant
unavoidable environmental impacts, growth inducement, and significant irreversible changes. In
addition, the proposed project’s energy demand is discussed.

Chapter 7: Effects Found Not To Be Significant. This chapter contains analysis of the topical
sections not addressed in Section 3.

Chapter 8: List of Preparers and Persons Consulted. This chapter contains a full list of
persons and organizations that were consulted during the preparation of this Draft EIR, as well as
the authors who assisted in the preparation of the Draft EIR, by name and affiliation.
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Chapter 9: References. This chapter contains a full list of references that were used in the
preparation of this Draft EIR.

Appendices: This section includes all notices and other procedural documents pertinent to the
Draft EIR, as well as all technical material prepared to support the analysis.

1.4  Documents Incorporated by Reference

As permitted by CEQA Guidelines Section 15150, this Draft EIR has referenced several
technical studies, analyses, and previously certified environmental documentation. Information
from the documents, which have been incorporated by reference, has been briefly summarized in
the appropriate section(s). The relationship between the incorporated part of the referenced
document and the Draft EIR has also been described. The documents and other sources that
have been used in the preparation of this Draft EIR include, but are not limited to:

= Morgan Ranch Draft Master Plan, April 2014;

= Existing Conditions and Key Issues: Turlock General Plan Report #1;
= City of Turlock General Plan, adopted September 2012;

= City of Turlock General Plan EIR, certified August 2012; and

= City of Turlock Municipal Code;

These documents are specifically identified in Section 9, References, of this Draft EIR. In
accordance with CEQA Guidelines Section 15150(b), the Morgan Ranch Master Plan, General
Plan, the Municipal Code, and the referenced documents and other sources used in the
preparation of the Draft EIR are available for review at the City of Turlock at the address shown
in Section 1.6, below.

1.5 Documents Prepared for the Project
The following technical studies and analyses were prepared for the proposed project:

= Land Evaluation and Site Assessment Model, prepared by Quad Knopf, Inc.;

= Air Quality and Greenhouse Gas Analysis, prepared by Quad Knopf, Inc.;

» Biological Reconnaissance-Level Survey, prepared by Quad Knopf, Inc.;

= Cultural Records Search and Native American Consultations, prepared by Quad Knopf, Inc.;
= Water Supply Assessment, prepared by Quad Knopf, Inc.;

= Noise Assessment, prepared by j.c. Brennan & Associates; and

= Traffic Impact Study, prepared by Omni-Means.

1.6  Review of the Draft EIR

Upon completion of the Draft EIR, the City of Turlock filed a Notice of Completion (NOC) with
the State Office of Planning and Research to begin the public review period (Public Resources
Code, Section 21161). Concurrent with the NOC, this Draft EIR has been distributed to
responsible and trustee agencies, other affected agencies, surrounding cities, and interested

City of Turlock — Morgan Ranch Master Plan Project November 2014
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parties, as well as all parties requesting a copy of the Draft EIR in accordance with Public
Resources Code 21092(b)(3).

During the public review period, the Draft EIR, including the technical appendices, is available
for review at the City of Turlock. The address for each location is provided below:

City of Turlock Stanislaus County Public Library — Turlock
Development Services Department, Branch Library

Planning Division 550 Minaret Avenue

156 S. Broadway, Suite 120 Turlock, CA 95380

Turlock, CA 95380 Hours:

Hours: Monday — Wednesday: 10:00 a.m. to 9:00 p.m.
Monday — Friday: 1:00 p.m. to 5 p.m. Thursday: 10:00 a.m. to 5:00 p.m.

Friday: Closed Friday: Closed

Saturday: 10:00 a.m. to 5:00 p.m.
Sunday: Closed

The Draft EIR is also available electronically on the City of Turlock’s website:
http://www.ci.turlock.ca.us/index.asp

Agencies, organizations, and interested parties have the opportunity to comment on the Draft
EIR during the 45-day public review period. Written comments on this Draft EIR should be
addressed to:

Katie Quintero, Associate Planner

City of Turlock Development Services Department, Planning Division
156 S. Broadway, Suite 120

Turlock, CA 95380-5454

Phone: (209) 668-5542 x 2215

Fax: (209) 668-5107

Email: kquintero@turlock.ca.us.

Submittal of electronic comments in Microsoft Word or Adobe PDF format is encouraged.
Upon completion of the public review period, written responses to all significant environmental
issues raised will be prepared and made available for review by the commenting agencies at least
10 days prior to the public hearing before the City of Turlock on the project, at which the
certification of the Final EIR will be considered. Comments received and the responses to
comments will be included as part of the record for consideration by decision makers for the
project.

City of Turlock — Morgan Ranch Master Plan Project November 2014
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Chapter Two — Project Description

CHAPTER TWO - PROJECT DESCRIPTION

This Program Environmental Impact Report (EIR) analyzes the potential environmental effects
of the proposed Morgan Ranch Master Plan (project) in Turlock, California.

2.1  Project Location and Setting
211 LOCATION

The project is located in the City of Turlock in Stanislaus County, California (Figure 2-1). The
project site is in the vicinity of the Lander Avenue/State Route 99 (SR 99) interchange and
bounded by Lander Ave. on the West, Glenwood Ave. on the north, Golf Road on the east, and
SR 99 on the south (Figure 2-2). The project site is located on the Turlock, California, United
States Geological Survey 7.5-minute topographic quadrangle map, Township 5 South, Range 10
East, Section 26 (Latitude 37°28'18" North, Longitude 120°50'15"West) (Figure 2-3).

The project site is identified by the Stanislaus County Assessor’s office with the Assessor’s
Parcel Numbers (APNs) shown in Table 2-1 (Figure 2-4).

Table 2-1
Assessor Parcel Numbers (APNs)

044-023-005 044-025-003 044-028-010
044-023-006 044-025-006 044-028-013
044-023-018 044-025-007 044-028-014
044-023-031 044-025-008 044-065-001
044-023-032 044-025-010 044-065-002
044-023-035 044-025-016 044-065-003
044-023-037 044-025-017 044-065-004
044-023-038 044-028-007 044-065-005

Source: City of Turlock, Morgan Ranch Master Plan, 2012
2.1.2 EXISTING CONDITIONS

There are currently agricultural, residential, and commercial uses within the project area (Figure
2-5). Some of the agricultural land is fallow, some has been used for row crops, and one area has
an orchard. Within the project area, there are two occupied single-family residences fronting on
Golf Road. There are ten, occupied single-family residences and one occupied mobile home
fronting Glenwood Avenue. The residences are set back from the roadway in rural residential-
type configurations. Most have detached garages, sheds, or barns. One has a tennis court, and
two have swimming pools.

City of Turlock — Morgan Ranch Master Plan November 2014
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Chapter Two — Project Description

At the southeast corner of Lander Avenue and Glenwood Avenue is the existing, operating
Lander Mini Mart with a Chevron gas station with 10 pumps. Directly east of the Mini Mart is
the existing, operating Fast Track Car Wash, which has five self-service vehicle washing bays,
one automatic vehicle washing bay, and self-service vacuums for interior vehicle cleaning.

There is an open ditch running roughly parallel to SR 99. Another underground irrigation
pipeline runs north/south about 500 feet west of Golf Road. This pipeline serves agricultural
parcels north of the project area on the northwest corner of Golf Road and Glenwood Avenue.
There are above ground electrical power lines running along Glenwood Avenue on the south side
of the street. There is a small drainage basin within the project area that is owned by Caltrans
and is used for drainage run-off coming from the highway right-of-way.

Photographs of the project site are provided in Photoplate 1.
Existing Circulation

There are no public streets or roadways in the interior of the project area. Golf Road, Glenwood
Avenue, and Lander Avenue surround the project area.

SR 99 is located south of the project area and is a four-lane divided highway oriented roughly
northwest to southeast. SR 99 connects the City of Turlock with the cities of Modesto, Stockton,
and Sacramento to the north, and with the cities of Merced, Fresno, and Bakersfield to the south.
There is a diamond interchange at Lander Avenue directly southwest of the project area, with the
highway crossing over Lander Avenue, and the entrance and exit ramps staying at grade.

Lander Avenue is a four-lane divided arterial roadway running north-south. Lander Avenue
connects SR 99 with downtown Turlock. The intersections of Lander Avenue/southbound
highway ramps, Lander Avenue/northbound highway ramps, and Lander Avenue/Glenwood
Avenue are all signalized. Lander Avenue is built out curb to curb with a median and has
sidewalks and landscaping on both sides. Lander Avenue is designated as State Route 165 (SR
165) south of SR 99, but is not designated as a highway north of its entrance/exit ramps.

Glenwood Avenue is a two-lane local street running east-west that currently acts as a collector
street between Lander Avenue and Golf Road. Between Lander Avenue and Golf Road there are
seven three-way intersections with Glenwood Avenue. All of the intersections are one-way stop
intersections with Glenwood Avenue being the through movement. In front of the commercial
uses near Lander Avenue, Glenwood Avenue is built curb to curb with sidewalk and landscaping
on both sides. East of this Glenwood Avenue has curb/gutter only on the north side of the street
from Lander Avenue to just east of Willert Drive. East of Willert Drive the sidewalk on the
north side of Glenwood Avenue is intermittent. There are above ground electrical power lines
running along Glenwood Avenue on the south side of the street.

City of Turlock — Morgan Ranch Master Plan November 2014
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Chapter Two — Project Description

Golf Road is a two-lane undivided arterial roadway running north-south. Golf Road connects to
the eastern part of Turlock to the north, and to the Turlock Golf and Country Club to the south
approximately 1.5 miles south of the project area. Along the project area, Golf Road has no
curb, gutter, sidewalks, or landscaping. The roadway is elevated to pass over SR 99 at the
southwest corner of the project area. The east right-of-way line is coterminous with the current
Turlock city limits line.

Existing Utilities
SEWER COLLECTION AND DISPOSAL

There are 8-inch sewer lines in the portions of Glenwood Avenue where there are residences
fronting the street. These lines are to service existing residences only. The nearest sewer trunk
line is a 24-inch line in Linwood Avenue, which runs east-west approximately ' mile north of
the Plan Area. That sewer trunk line currently terminates approximately 700 feet west of the
Linwood Avenue / Golf Road intersection.

DOMESTIC WATER

There is a 12-inch water line in Lander Avenue. There is a 10-inch water line in Glenwood
Avenue from Lander Avenue to approximately 400 feet east of Sth Street. There are fire
hydrants on the north side of Glenwood Avenue from Lander Avenue to 5th Street near each
street intersection.

STORM DRAINAGE

Storm drainage facilities are maintained by the City of Turlock. The gas station site drains to the
existing storm drainage facilities in Lander Avenue. The north side of Glenwood Avenue drains
to drop inlets that carry stormwater to existing basins located in the existing neighborhoods north
of the project area. None of the other portions of the project area have existing drainage
infrastructure.

IRRIGATION WATER

The Turlock Irrigation District (TID) provides irrigation water to the region through a system of
open ditches, pipelines, and pumps. There are two irrigation lines that currently run through the
site. District 34A, known as the Casey, runs south to north from under SR 99 and continues in a
northwesterly direction until eventually crossing under Glenwood Avenue. The pipeline
continues from there to serve other downstream parcels. Within the Plan Area, the facility is
comprised of 42-inch diameter cast-in-place pipe and an open ditch.

District 247B, known as the Goldberry-Conyers, runs south to north from under SR 99 for
approximately 400 feet before turning east to continue for about 350 feet. From there, the
pipeline runs northeasterly for roughly 400 feet before turning north to cross under Glenwood
Avenue. Within the project area, the facility is comprised of a 36-inch diameter cast-in-place
pipe and appurtenances.

City of Turlock — Morgan Ranch Master Plan November 2014
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TID also operates a drainage pump and well known as Pump 112 approximately 600 feet west of
Golf Road, on the south side of Glenwood Avenue. The pump discharges into a structure box
located to the east on the Goldberry-Conyers pipeline, for the purpose of controlling groundwater
elevations in the area.

DRY UTILITIES

Electricity service in Turlock is provided by the TID. There are existing aerial power lines along
the south side of Glenwood Avenue and along the west side of Golf Road.

Natural gas is provided by Pacific Gas & Electric (PG&E). There is a 6-inch gas main in Lander
Avenue. There are 3-inch gas mains in Glenwood Avenue and in Golf Road.

AT&T has existing underground facilities starting south of SR 99 along Golf Road and
continuing briefly north until converting to overhead lines. The aerial facilities continue north on
Golf Road and turn westward along the south side of Glenwood Avenue before going
underground just east of 5th Street on Glenwood Avenue The underground line continues west
on Glenwood Avenue, turning to continue north and south along Lander Avenue.

Charter Communication has existing underground cable located on the north side of Glenwood
Avenue running just behind the sidewalk from Lander Avenue to Golf Road. There is also
existing aerial cable on the electrical poles located on the south side of Glendale Avenue from
Lander Avenue to Golf Road.

2.1.3 SURROUNDING LAND USES

Representative photos of the surrounding land uses are provided in Photoplate 2.

West

The western boundary of the project area is Lander Avenue. On the west side of Lander Avenue
is an existing, operating fast food restaurant with a drive-thru and the gas station with mini mart
and automatic car wash.

North

Glenwood Avenue is the northern boundary of the project area. There is an existing, operating
gas station with a mini mart on the northeast corner of Glenwood Avenue and Lander Avenue.
There are approximately 40 occupied single-family residences along the north side of Glenwood
Avenue; some homes have direct access to Glenwood Avenue, some are side-facing on
Glenwood Avenue, and some are rear-facing with a block wall along the boundary. At the
northwest corner of Glenwood Avenue and Golf Road are three rural residential lots, each with
occupied rural residential homes and various outbuildings.

City of Turlock — Morgan Ranch Master Plan November 2014
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East

Golf Road is the eastern boundary of the project area. The east right-of-way line of Golf Road is
the current City limits, so properties on the east side of Golf Road are in the unincorporated
portion of Stanislaus County. There are twelve rural residential homes on rural lots on the east
side of Golf Road; all of them have direct access to Golf Road. Golf Road crosses over SR 99
with a raised highway overpass at the southeast corner of the project area; there is no interchange
at Golf Road.

South

SR 99 is a four-lane divided highway directly adjacent to the southern boundary of the project
area. The highway is at grade for its entire length where it is adjacent to the project area. A wire
fence with metal posts separates the highway right-of-way from the project. There is a highway
interchange at Lander Avenue with the highway crossing over Lander Avenue. On the south
side of SR 99 is a private airstrip, occupied rural residences, and agricultural land with mostly
row crops and some orchards.

2.1.4 LAND USE DESIGNATIONS

The Turlock General Plan currently designates the project site as Commercial (CC), Office (O),
High Density Residential (HDR), Medium Density Residential (MDR) Public/Semi Public (Pub),
and Park (P). (Figure 2-6). The Turlock Zoning Ordinance zones the project site Heavy
Commercial (H-C), High Density Residential (R-H), Low and Medium Density Residential (R-L
4.5), and Low Density Residential (R-L) (Figure 2-7).

2.2  Project Characteristics

221 PROPOSED PROJECT

The proposed project consists of the adoption and implementation of the Morgan Ranch Master
Plan. The Morgan Ranch Master Plan would modify the General Plan designations and zoning
for approximately 170 acres. The Master Plan would designate the land uses for Community
Commercial (CC), Office (O), High Density Residential (HDR), Medium Density Residential
(MDR), Park (P), and Public/Semi-Public (PUB). (Figure 2-8). The Master Plan would zone the
land uses for Community Commercial (CC), Commercial Office (CO), High Density Residential
(RH), Medium Density Residential (RM), and Public/Semi-Public (PS) (Figure 2-9). Table 2-2
provides a summary of the proposed land uses.
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Table 2-2
Land Use Summary
Land Use Designation Approximate Number of Density Allowed Density
Acreage Units

Medium Density Residential 120.2* 875 DU 9 DU/acre 7.5-9 DU/acre
High Density Residential 15.0 450 DU 30 DU/acre 17-30 DU/acre
Community Commercial 8.9 96.9 KSF 25% FAR 25% FAR
Office 1.5 16.3 KSF 25% FAR 35% FAR
Park 8.7 - - -
Detention Basin 4.4 - - -

Public (School) 11.1 300 students - -

Source: City of Turlock, Morgan Ranch Master Plan, 2014
Notes: DU = dwelling units, KSF = 1,000 square feet, FAR = Floor Area Ratio
*Excludes 23.1 acres devoted to stormwater detention.

The Master Plan provides development standards and design guidelines to ensure consistency in
the quality and character of the project area neighborhoods as the Plan is implemented. The
Master Plan is intended to facilitate development by providing a framework that ensures, over
time, the built environment of the project area will be cohesive and consistent with the overall
vision of the City. The Master Plan will be used in the review and approval process of precise
development proposals such as tentative subdivision maps, site plans, and improvement plans
proposed for the project area. Responsibility for interpretation of these development standards
and design guidelines will reside with the City of Turlock Planning Division.

222 PROJECT PHASING

There are no current development proposals included as part of the project; therefore, a precise
phasing plan is not available. In order to provide a program-level analysis of environmental
impacts phasing assumptions were developed and are shown in Table 2-3.

Table 2-3
Phasing Assumptions
Land Use Designation 2014 2016 2018 2020
Medium Density Residential 30.05 acres 30.05 acres 30.05 acres 30.05 acres
218 du 219 du 219 du 219 du
High Density Residential 7.5 acres 7.5 acres - -
225 du 225 du
Community Commercial - 4.45 4.45 -
48.461 KSF 48.460 KSF
Office - 1.5
16.335 KSF
Park - 4.35 acres 4.35 acres -
Detention Basin 4.4 acres
Public (School) 11.1 acres - - -

300 students

Source: Quad Knopf, 2014
Notes: DU = dwelling units, KSF = 1,000 square feet, FAR = Floor Area Ratio

A conceptual site plan has been prepared for the project area and is shown in Figure 2-10.
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2.2.3 INFRASTRUCTURE IMPROVEMENTS

The proposed project will require the various infrastructure improvements. These improvements
are detailed below.

Roadways

The intent of Morgan Ranch’s circulation plan (Figure 4-1) is to meet the City of Turlock's goals
for Complete Streets. Complete Streets are streets that promote connectivity between land uses
in the Plan Area and connect to areas outside the Plan Area. They enable safe, comfortable, and
attractive access for all users in a form that is compatible with, and complementary to, adjacent
land uses. The road is designed to accommodate all expected users, including pedestrians,
motorists, bicyclists, and transit riders of all ages and abilities. (See Transportation/Traffic
Section)

Utilities
SEWER COLLECTION AND DISPOSAL

There are already 8-inch sewer lines in the portions of Glenwood Avenue where there are
residences fronting the street. However, these lines are to service existing residences only. New
development in the project area will install a new system of sewer lines that will be connected to
the City’s existing collection system. The nearest sewer trunk line is a 24-inch line in Linwood
Avenue. This line runs east-west approximately % mile north of the project area. The sewer
trunk line currently terminates approximately 700 feet west of the Linwood Avenue / Golf Road
intersection.

The Linwood Avenue trunk line will be extended to Golf Road and then will be further extended
south in Golf Road to the Golf Road / Glenwood Avenue intersection. At that location, a sewer
lift station will be installed. From there, a trunk line would continue from the Golf Road /
Linwood Avenue intersection to the new Golf Road / Morgan Ranch Arterial intersection. Local
collection lines serving properties south of the Morgan Ranch Arterial would connect at this
point, while properties north of the Morgan Ranch Arterial would connect from the lift station
via Glenwood Avenue.

The Turlock Regional Water Quality Control facility is located at the northwest corner of
Linwood Avenue and Walnut Avenue, approximately one mile west of the Plan Area. The
facility’s capacity is 20 million gallons per day (mgd). Currently, the facility treats 13 mgd. No
additional improvements are anticipated as a result of the Master Plan. A sewer fee is charged to
all new development to cover infrastructure costs at the facility.

City of Turlock — Morgan Ranch Master Plan November 2014
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Chapter Two — Project Description

DOMESTIC WATER

A water supply system of 10-inch and 12-inch lines will be constructed and looped into the
City’s existing water system and four connection points. A new City water well will be drilled
within the project area at the northwest corner of SR 99 and Golf Road, near the overpass.

STORM DRAINAGE

The majority of the project area will drain to the new park/pond basin located on the southerly
side of the project area adjacent to SR 99. The exceptions are the existing gas station and car
wash sites that currently drain to existing storm drain lines in Lander Avenue, and the north side
of Glenwood Avenue, which drains to drop inlets with lines that carry storm water to existing
basins in the existing neighborhoods north of the project area.

There will be a 30-inch overflow line that runs from the outfall structure at the new basin to an
existing 42-inch storm drainage line in Lander Avenue.

IRRIGATION WATER

The Turlock Irrigation District (TID) provides irrigation water for agricultural purposes within
the project site and to other nearby properties. There two irrigation lines that currently run
through the project site. District 3A, known as the Casey, runs south to north from under SR 99
and continues in a northwesterly direction until eventually crossing under Glenwood Avenue.
With the project site, the facility is comprised of a 36-inch diameter cast-in-place pipe and
appurtenances.

TID also operates a drainage pump and well known as Pump 112 approximately 600 feet west of
Golf Road, on the south side of Glenwood Avenue. The pump discharges into a structure box
located to the east on the Goldberry-Conyers pipeline, for the purpose of controlling groundwater
elevations in the area.

The irrigation lines provide water not only to the project site but also to properties beyond the
project site. Therefore, a plan is needed to maintain service even as the project site develops.
The Casey and Goldberry-Conyers lines will need to be relocated as development occurs.

DRY UTILITIES

Electricity service in Turlock is provided by the Turlock Irrigation District (TID). There are
existing 69 KV overhead power lines along the west side of Golf Road. There are also existing
12 KV overhead power lines along the south side of Glenwood Avenue. Turlock Irrigation
District is expected to abandon the 69 KV overhead lines prior to implementation of the Master
Plan; however, the Glenwood Avenue overhead lines and power poles will need to be relocated
and undergrounded to accommodate road widening.

Natural gas is provided by Pacific Gas & Electric (PG&E). There is a six-inch gas main in
Lander Avenue. There are three-inch gas mains in Glenwood Avenue and in Golf Road. As the
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project site is developed the project developers will be responsible for working with PG&E to
provide extensions of these lines into the project site.

AT&T has existing underground communication lines starting south of SR 99 along Golf Road
and continuing briefly north until converting to overhead lines. The overhead lines continue
north on Golf Road and turn westward along the south side of Glenwood Avenue before going
underground east of 5™ Street on Glenwood Avenue. The underground line continues west on
Glenwood Avenue, turning to continue north and south along Lander Avenue.

Charter Communication has existing underground cable located on the north side of Glenwood
Avenue running just behind the sidewalk from Lander Avenue to Golf Road. There is also
existing overhead cable on the electrical poles located on the south side of Glenwood Avenue,
from Lander Avenue to Golf Road.

All improvements to dry utilities to accommodate development in the project site will be
completed by the developer as projects occur.

224 CIRCULATION

The new Morgan Ranch Arterial roadway is the most important circulation design feature within
the project site. This as yet unnamed street directly serves most of the land uses in the project
site and connects Landers Avenue to Golf Road. The alignment of the roadway will remove
most of the through traffic from the Glenwood Avenue collector, which would otherwise
continue to function as an undersized arterial. The Morgan Ranch Arterial road alignment is
planned to allow it to be extended east past Golf Road when the SE4 Master Plan is developed
during Phase II of the Turlock General Plan.

All streets within the project site will have sidewalks on both sides. The required minimum
width of the sidewalk is intended to allow two persons to walk side by side. Parkway strips with
street trees serve to separate pedestrians from motor vehicles and provide shade relief on warmer
days.

Pedestrian and bicycle access to and from the proposed elementary school site is an important
feature in the project site. The Master Plan assumes that once the elementary school is
constructed and operating its enrollment boundary will encompass all of the Plan Area. The
location, type, and width of roadways have been planned to encourage walking and bicycling to
and from the school in a safe manner.

Four single-lane roundabouts are planned. They will be located along the new Morgan Ranch
arterial at Glenwood Avenue, 5t Street, and Golf Road, and also at Glenwood Avenue / Golf
Road. (For the purpose of describing the required roadway standards in this Master Plan, the
roadway connecting the roundabout with the existing Glenwood Avenue / Baywood Lane
intersection shall be considered Glenwood Avenue. Actual street naming will be determined by
the City Planning Division and may be different.) Travelling eastbound from Lander Avenue,
the Morgan Ranch 4-lane Arterial will transition to two lanes just before entering that
roundabout. Traffic signals may also be considered as an option at these locations.
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Golf Road currently crosses over State Highway 99 with an overpass, but does not connect to the
freeway. Converting the overpass to a freeway interchange has been previously discussed.
However, the decision has been made to instead focus on an area near Highway 99 and Harding
Avenue, southwest and about %2 mile outside of the Plan Area. Therefore, there are no plans to
modify the Golf Road overpass.

2.3  Project Objectives
The objectives of the proposed project are to:

= Direct the development of new growth within the City of Turlock;

= Serve as a bridge between the more general policies in the Turlock General Plan and the
requirements placed on specific development projects within the Morgan Ranch Master Plan
Area;

= Provide land use locations, development standards, circulation patterns, and infrastructure
plans to direct future development within the Morgan Ranch Master Plan Area; and

= Enable subdivision maps that conform to the development standards of the Master Plan to be
approved without the need for other discretionary permits.

2.4 Intended Uses of this Draft EIR

This Draft EIR is being prepared by the City of Turlock to assess the potential environmental
impacts that may arise in connection with actions related to implementation of the proposed
project. Pursuant to CEQA Guidelines Section 15367, the City of Turlock is the lead agency for
the proposed project and has discretionary authority to approve the proposed project. The Draft
EIR is intended to evaluate on a programmatic level the potential environmental impacts of the
project as a whole, including all infrastructure improvements and all future development that is
required to implement the proposed project.

241 DISCRETIONARY AND MINISTERIAL ACTIONS
= Adoption of the Morgan Ranch Master Plan

= Amendment of the zoning map to reflect the land uses specified in the Morgan Ranch Master
Plan

= Certification of the Environmental Impact Report
242 RESPONSIBLE AND TRUSTEE AGENCIES

A number of other agencies in addition to the City of Turlock will serve as Responsible and
Trustee Agencies, pursuant to CEQA Guidelines Section 15381 and Section 15386, respectively.
This Draft EIR will provide environmental information to these agencies and other interested
agencies, which may have approval authority over some aspect of the project or that otherwise
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may be involved in coordinating project implementation. These agencies may include, but are
not limited to, the following.

= United States Fish and Wildlife Service (USFWS)

= (alifornia Department of Fish and Wildlife (CDFW)

= (California Department of Transportation (Caltrans)

= Central Valley Regional Water Quality Control Board (RWQCB)
= San Joaquin Valley Air Pollution Control District

= Turlock Irrigation District (TID)

= Turlock Unified School District

Actions that are necessary to implement the project that must be taken by other agencies include:

= (Obtain coverage under General Stormwater Permit — State Water Resources Control Board
Central Valley RWQCB. A Storm Water Pollution Prevent Plan must be submitted in order
to obtain such coverage; and

= Relocation of existing TID irrigation lines.

= Relocation and undergrounding of TID electrical transmission lines.

City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report 2-23



This page left intentionally blank.




CHAPTER THREE

ENVIRONMENTAL IMPACT ANALYSIS



This page left intentionally blank.




Chapter Three — Environmental Impact Analysis

CHAPTER THREE- ENVIRONMENTAL IMPACT ANALYSIS

Organization of Issue Areas

This Draft Environmental Impact Report (Draft EIR) provides analysis of impacts for those
environmental topics where it was determined in the Notice of Preparation issued on February
14, 2012, or through subsequent analysis that the proposed project would result in “potentially
significant impacts.” Sections 3.1 through 3.15 discuss the environmental impacts that may
result with approval and implementation of the proposed project.

Issues Addressed in this EIR

The following environmental issues are addressed in Chapter Three:

= Aesthetics

= Agriculture Resources

= Air Quality

= Biological Resources

=  (Cultural Resources

= Geology and Soils

=  Greenhouse Gas Emissions
» Hazards and Hazardous Materials
= Hydrology / Water Quality
* Land Use and Planning

= Noise

= Population and Housing

= Public Services and Utilities
= Recreation

= Transportation/Traffic

Each environmental issue area in Section 3.1 through 3.15 contains a description of:

The environmental setting as it relates to the specific issue;

The regulatory framework governing that issue;

The methodology used in identifying the issues;

The significance criteria;

An evaluation of project-specific impacts and identification of mitigation measures; and
A determination of the level of significance after mitigation measures are implemented.

S

Level of Significance

Determining the severity of project impacts is fundamental to achieving the objectives of CEQA.
CEQA Guidelines Section 15091 requires that decision makers mitigate, as completely as is
feasible, the significant impacts identified in the Final EIR. If the EIR identifies any significant
unmitigated impacts, CEQA Guidelines Section 15093 requires decision makers in approving a
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project to adopt a statement of overriding considerations that explains why the benefits of the
project outweigh the adverse environmental consequences identified in the EIR.

The level of significance for each impact examined in this Draft EIR was determined by
considering the predicted magnitude of the impact against the applicable threshold. Thresholds
were developed using criteria from the CEQA Guidelines and checklist; state, federal, and local
regulatory schemes; local/regional plans and ordinances; accepted practice; consultation with
recognized experts; and other professional opinions.

Impact Analysis and Mitigation Measure Format

The Impact Analysis section presents the analysis of whether there is an impact and whether it
can be mitigated, and is comprised of the following subsections:

= Impact #Title: Each identified environmental impact is numbered for reference. They are
numbered in accord with the Chapter subsection (e.g., #3.8.1).

= Conclusion: This is a statement of whether or not an identified impact is significant or less
than significant. Significant environmental effects include direct, indirect, short-term, long-
term, and unavoidable impacts.

= Mitigation Measure #: FEach mitigation measure is numbered in accord with its chapter
subsection and correlated with the impact to which it applies.

= Effectiveness of Measure: For significant impacts, a statement is made regarding whether
the impact can be mitigated to a less than significant level or, alternatively, whether the
impact is only partially mitigated, immitigable, unavoidable, and/or irreversible, based on the
Impact Evaluation Criteria.

The above format is intended to conform to standards for adequacy of an EIR as described in
§15151 of the CEQA Guidelines, which states:

An EIR should be prepared with a sufficient degree of analysis to provide
decision-makers with information which enables them to make a decision which
intelligently takes account of environmental consequences. An evaluation of the
environmental effects of a proposed project need not be exhaustive, but the
sufficiency of an EIR is to be reviewed in the light of what is reasonably feasible.
Disagreement among experts does not make an EIR inadequate, but the EIR
should summarize the main points of disagreement among the experts. The courts
have looked not for perfection, but for adequacy, completeness, and good faith
effort at full disclosure.

Distinction between Review of Environmental Issues and Project Merits

Often during review of an EIR, the public raises issues that relate to the proposed project itself or
the project’s community benefits or consequences (referred to herein as “project merits”), rather
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than the environmental analyses or impacts raised in the EIR. Lead Agency review of
environmental issues and project merits are both important in the decision of what action to take
on a project, and both are considered in the approval process for a project. However, a Lead
Agency is only required to respond in its CEQA review to substantive environmental issues that
are raised. Certifying an EIR (i.e., finding that it was completed in compliance with CEQA) and
taking action on the proposed project rely on procedurally distinct processes and may result in
separate decisions made by the Lead Agency.

An example of a project merits issue that is important, but is not a substantive environmental
issue, is economic effects that do not result in any physical change to the environment. At any
time that the Project comes before the Planning Commission or the City Council, the merits of
the Project will be discussed. The Planning Commission and the City Council may hold public
meetings or hearings to review Project merits that are separate from those intended for reviewing
the EIR and environmental issues.

Generally, an EIR is “...a detailed statement prepared under CEQA describing and analyzing the
significant environmental effects of a project and discussing ways to mitigate or avoid the
effects” (CEQA Guidelines §15362). An EIR is intended to identify significant effects on the
environment defined in CEQA Guidelines §15382 as “...substantial, or potentially substantial,
adverse change in any of the physical conditions within the area affected by the project...”. An
EIR is intended to be used by the public, decision-makers, interested individuals, and other
agencies and organizations that may have responsibility for a project or project components.
CEQA Guidelines §15091 points out that “no public agency shall approve or carry out a project
for which an EIR has been certified which identifies one or more significant environmental
effects of the project unless the public agency makes one or more written findings for each of
those significant effects, accompanied by a brief explanation of the rationale for each finding.”
Further, CEQA Guidelines §15092 states that “after considering the final EIR and in conjunction
with making findings...the lead agency may decide whether or how to approve or carry out the
project,” which is a separate action from EIR certification. When significant environmental
effects cannot be reduced to a less than significant level, the Lead Agency must prepare a
Statement of Overriding Considerations, in addition to findings, that documents how project
benefits outweigh the unavoidable impacts.
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Chapter Three, Section 3.1 — Aesthetics

3.1  Aesthetics
3.1.1 INTRODUCTION

This section addresses project impacts on the visual and aesthetic character of the proposed
project site and vicinity. Issues include potential impacts to scenic views and vistas, potential
disturbance of scenic resources (i.e., trees, rock outcroppings, etc.), alteration of
agricultural/rural residential uses (from the perspective of aesthetics), and impacts associated
with development of the proposed project, including light or glare. Descriptions and analysis in
this section are based on site reconnaissance by Quad Knopf, review of the Morgan Ranch
Master Plan, as well as review of the City of Turlock General Plan and Municipal Code.

3.1.2 ENVIRONMENTAL SETTING

Regional Setting

The City of Turlock is located in Stanislaus County, on the eastern side of California’s San
Joaquin Valley and is characterized by flat terrain of approximately 101 feet above mean sea
level. The City is located on the State Route 99 (SR 99) corridor, linking it to other Central
Valley cities including Stockton and Sacramento to the north and Fresno and Bakersfield to the
south. The regional location of the City is shown in Figure 2-1.

The City was incorporated in 1908 and grew outward from the downtown core/railroad station in
an orthogonal north-south grid matching the rural road and parcel pattern around it. Despite the
growth over the years, Turlock has remained a stand-alone city surrounded by productive
agricultural land. The largest nearby community is the City of Modesto, which is located 14
miles north. The communities of Delhi, Hilmar, and Livingston are located within 10 miles to
the south.

The City of Turlock’s current population is 70,158. Even with the current economic recession,
the City expects to continue to grow. The General Plan estimates that the City’s population will

grow to 127,000 by 2030.

Existing land uses within the City are summarized below:

= Residential 41 percent

= Agriculture 16 percent

= Vacant 12 percent

= Industrial 11 percent

* Commercial and Mixed Use 9 percent

= Public/Semi-Public/Community Facility 8 percent

= Park and Open Space 2 percent

= Office 1 percent

City of Turlock — Morgan Ranch Master Plan November 2014
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Land use within the City is predominantly residential, accounting for 41 percent of the total land
use. Agricultural land uses are the next highest category at 16 percent, followed by Vacant and
Industrial land at 12 and 11 percent, respectively.

Project Site

The project site is a mixture of agricultural, residential, and commercial uses. Some of the
agricultural land is fallow, some has been used for row crops, and one area has an orchard.
Within the project site, there are two occupied single-family residences fronting on Golf Road.
There are ten, occupied single-family residences and one occupied mobile home fronting
Glenwood Avenue. The residences are set back from the roadway in rural residential-type
configurations. Most have detached garages, sheds, or barns. One has a tennis court, and two
have swimming pools.

At the southeast corner of Lander Avenue and Glenwood Avenue is the existing, operating
Lander Mini Mart with a Chevron gas station. Directly east of the mini mart is the existing,
operating Fast Track Car Wash.

There is an open ditch running roughly parallel to SR 99. There are above ground electrical
power lines running along Glenwood Avenue on the south side of the street. There is a small
drainage basin within the project site that is owned by Caltrans and is used for drainage run-off
coming from the highway right-of-way.

Surrounding Land Uses and Views

Below is a description of surrounding land uses, including views from and of the project site.
Views of the project site and views of the surrounding land uses are provided in Figures 3.1-1
and 3.1-2. Photoplates 1 and 2 in Chapter 2 Project Description provide additional representative
views of the project site and surrounding land uses.

WEST

Directly to the west of the project site are commercial land uses. Further west, there is vacant
land. This land is designated under the City’s General Plan as Community Commercial.

The western portion of the project site has mostly unobstructed views of these land uses. Street
landscaping on Lander Avenue serves to partially obstruct the view.

The commercial uses on the west side of the project have mostly unobstructed views of the
project site. Street landscaping on Lander Avenue serves to partially obstruct the view.

NORTH

East Glenwood Avenue, a two-lane collector with sidewalks on the majority of the north side of
the roadway, forms the northern boundary of the project site. North of the roadway are
residential land uses. This land is designated under the City’s General Plan as Low Density
Residential.

City of Turlock — Morgan Ranch Master Plan November 2014
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Existing Mini Mart/Gas Station

Existing farming operations

Existing home on East Glenwood Avenue

Figure

v
Quad Knopf VIEWS OF THE PROJECT SITE 3.1-1
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View looking northeast from project site.

1] \ . o ——

View looking west from the western portion of the project site (South of Lander)

\\\\? Figure
Quad Knopf VIEWS FROM THE PROJECT SITE 3.1-2
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Trees and shrubbery surrounding the existing structures on the project site partially obstruct the
views of the residential land uses on the north side of East Glenwood Avenue.

The same trees and shrubbery also serve to partially obstruct views of the project site from the
residential land on the north side of East Glenwood Avenue.

EAST

Golf Road, a two-lane north-south collector, forms the eastern boundary of the project site.
Directly to the east of roadway are existing rural residential and agricultural land uses. This land
is designated as SE3 by the General Plan. This area will be subject to Master Plan requirements
for future development. The land is currently designated Agriculture by the Stanislaus County
General Plan.

Trees and shrubbery surrounding the existing structures on the project site partially obstruct the
views of the rural residential land uses on the east side of Golf Road.

The same trees and shrubbery also serve to partially obstruct views of the project site from the
rural residential and agricultural land on the east side of Golf Road.

SOUTH

SR 99, a six-lane divided freeway forms the southern boundary of the project site. Beyond SR
99 are rural residential and agricultural land uses as well as the Turlock Air Park. Views of those
land uses are obstructed by SR 99. Views of the project site are generally unobstructed from SR
99. Trees and shrubbery surrounding the existing structures on the project site partially obstruct
views from SR 99.

Light and Glare

PROJECT SITE

The project site consists of agricultural operations, commercial and rural residences. These uses
contain structures and improvements (such as light fixtures and illuminated signage) that emit
sources of light and glare. Vehicles traveling along Lander Avenue, East Glenwood Avenue,
Golf Road, and SR 99 are also sources of light and glare.

SURROUNDING AREAS

Sources of light and glare in the surrounding areas include residential uses to the north, rural
residential and agricultural uses to the south, and commercial uses to the west. The uses include
improvements (such as building-mounted and free-standing light fixtures and illuminated
signage) that emit sources of light and glare. There is existing street lighting on the north side of
East Glenwood Avenue and along both sides of Lander Avenue. Vehicles traveling along
Lander Avenue, East Glenwood Avenue, Golf Road, and SR 99 are also sources of light and
glare.

City of Turlock — Morgan Ranch Master Plan November 2014
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3.1.3 REGULATORY SETTING

International
MODEL LIGHTING ORDINANCE

The International Dark-Sky Association and Illuminating Engineering Society publically
released the Model Lighting Ordinance in June 2011 as a guide for environmentally responsible
outdoor lighting in North America. The ordinance will encourage broad adoption of
comprehensive outdoor lighting ordinances without devoting extensive staff time and resources
to their development. The ordinance was designed as a template to help municipalities develop
outdoor lighting standards that reduce glare, light trespass, and skyglow. Three innovations to
outdoor lighting regulation include using lighting zones to classify land use with appropriate
lighting levels; limiting the amount of light used for each property; and classifying outdoor
lighting fixtures to ensure that only well-shielded fixtures are used. No uplight for area and
street lighting is allowed in any zone.

Federal
NATIONAL ENVIRONMENTAL POLICY ACT

The National Environmental Policy Act (NEPA) (42 U.S.C Section 4321 et seq) requires the
consideration of potential environmental effects, including potential aesthetic and visual effects,
in the evaluation of any proposed federal agency action. NEPA also obligates federal agencies to
consider the project and program environmental consequences and costs as part of the planning
process. General NEPA procedures appear in the Council on Environmental Quality (CEQ)
regulations 23 Code of Federal Regulations (CFR) 771.

State
CALIFORNIA ENVIRONMENTAL QUALITY ACT

The California Environmental Quality Act (CEQA) requires state and local agencies to identify
the significant environmental impacts of their proposed actions, including potential significant
aesthetic and visual impacts. It requires agencies to avoid or mitigate those impacts, when
feasible.

STATE SCENIC HIGHWAY PROGRAM

The State Scenic Highway Program lists highways that are either eligible for designation as a
scenic highway or already are designated as a scenic highway. Designation as scenic highway
depends on how much of the natural landscape travelers can see, the scenic quality of the
landscape, and the extent to which development intrudes on the traveler's enjoyment of the view.

City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report 3.1-6



Local

Chapter Three, Section 3.1 — Aesthetics

CITY OF TURLOCK GENERAL PLAN

The City of Turlock General Plan includes the following relevant policies related to aesthetics,
light, and glare that are applicable to the proposed project:

Chapter 2 — Land Use and Economic Development

Policy 2.5-b

Policy 2.6-b

New Neighborhood Character. Foster the development of new residential areas
that are compact, mixed use, and walkable, with a distinct identity, and
identifiable center, and a “neighborhood” orientation.

Neighborhood and community commercial areas. Facilitate the development
of neighborhood and community commercial areas, which will: (a) conveniently
serve current and future residential needs, (b) provide employment opportunities,
(c) contribute to the attractiveness of the community, and (d) contribute to the
City’s tax base. Mixed use commercial areas are also encouraged, and shall be
incorporated into new master plan areas.

Chapter 3 — New Growth Areas and Infrastructure

Policy 3.1-c

Promote good design in new growth areas. Design new growth and
development so that it is compact; preserves natural, environmental, and
economic resources; and provides the efficient and timely delivery of
infrastructure, public facilities, and services to new residents and businesses.

Chapter 6 — City Design

Policy 6.1-c

Policy 6.2-a

Policy 6.2-h

Policy 6.3-d

Promote compact growth. Maintain a compact growth pattern to avoid sprawl
and preserve agricultural land and open space.

Develop complete neighborhoods. Encourage new residential growth in the
form of neighborhoods, characterized by a mix of housing types and a well-
defined neighborhood center.

Design Principles. Ensure that development in the new neighborhoods is in
accordance with the design principles established in Section 6.7, the policies
specific to each master plan area established in Section 3.2., and any subsequent
guidelines that may be established.

Provide attractive, landscaped streetscapes. Enhance the visual attractiveness
of the community by providing attractive streetscapes, particularly along major
expressways, arterials and collector streets. Utilize landscaping that is native and
drought-tolerant, and that minimizes upkeep and maintenance.

City of Turlock — Morgan Ranch Master Plan November 2014
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Policy 6.3-j

Policy 6.4-a

Policy 6.4-d

Policy 6.7-a

Policy 6.7-¢

Policy 6.7-q

Policy 6.7-w

Policy 6.7-y

Chapter Three, Section 3.1 — Aesthetics

Undergrounding of utility wires. Continue to require undergrounding of utility
lines in new developments.

Protect existing resources. To the extent possible, minimize disruption to or loss
of natural resources in construction of new development.

Minimize site disturbance. In design and construction, preserve existing natural
resources such as soil, noninvasive trees, native plants, and permeable surfaces.

Use of Design and Site Plan review. Continue to subject all projects, except
single units on existing parcels, to a design and site plan review that may be
conducted by City staff in accordance with the Design Guidelines updated in
2003.

Pedestrian scale and neighborhood character. Require buildings and signs to
be scaled to a neighborhood character and designed to encourage pedestrian
activity and comfort.

Visual interest and compatibility in residential design. Residential projects,
single family or multifamily, should include visual interest and variety. The size,
scale, proportion, color, placement, and detailing of architectural features should
be carefully considered to complement the overall massing and scale of singe
family or multifamily building. Multifamily projects should be designed and
detailed to be compatible with neighboring sing family homes and commercial
centers. Single family projects should include architecture and landscaping that is
complimentary and creates a neighborhood identity with visual interest and
variety.

Residential parking design. Reduce the visual dominance of garages and
parking.

Visual variety. Promote fine-grained development that provides individuality
and distinction. Projects should be integrated with surroundings, not closed off
from them.

Chapter 7 — Conservation

Policy 7.2-e

Limit Urban Expansion. Retain Turlock’s agricultural setting by limiting urban
expansion to designated areas and minimizing conflicts between agriculture and
urban activities.

The project’s consistency with the General Plan policies is assessed in Chapter 3, Section 3.10
Land Use and Planning.

City of Turlock — Morgan Ranch Master Plan November 2014
Draft Program Environmental Impact Report 3.1-8



Chapter Three, Section 3.1 — Aesthetics

CITY OF TURLOCK DESIGN GUIDELINES
Lighting

(1) Lighting should be used to provide illumination for the security and safety of on-site areas
such as parking, loading, shipping, and receiving, pathways, and working areas.

(2) The design of light fixtures and their structural support should be architecturally compatible
with the main structures on-site. Light fixtures should be integrated within the architectural
design of the structures.

(3) All building entrances should be well lighted.
(4) All lighting fixtures must be shielded to confine light spread within the site boundaries.

CITY OF TURLOCK MUNICIPAL CODE
The City of Turlock addresses street lighting in Section 7-5-01 of the Turlock Municipal Code:
Section 7-5-01 Unauthorized lights

It is hereby declared to be a nuisance and shall be unlawful for any person, as principal, agent,
officer, servant, or employee, for himself or for another, to maintain or cause to be maintained
any street lights, whether supported by span wires or brackets, or any poles or wires which are
exclusively used in the support of, or connection to, street lights, or otherwise intended to be
used, or could be used, in the operation of street lights, where such street lights are not regularly
energized and in use by and for the City in the illumination of the streets of the City.

3.1.4 METHODOLOGY

Quad Knopf evaluated the project’s potential impacts on aesthetics, light, and glare through site
reconnaissance, review of the City’s applicable plans and policies, and a review of the Master
Plan materials. Quad Knopf staff visited the project site and surrounding area several times
between April and May 2012 to document site conditions through photographs and notation.
The City of Turlock’s General Plan and Municipal Code were reviewed to determine applicable
policies and design requirements for the proposed project.

3.1.5 IMPACT EVALUATION CRITERIA

According to Appendix G, Environmental Checklist of the California Environmental Quality Act
(CEQA) Guidelines, aesthetics impacts resulting from the implementation of the proposed
project would be considered significant if the project would:

a) Have a substantial adverse effect on a scenic vista? (Refer to Chapter 7, Effects Found Not
To Be Significant)

City of Turlock — Morgan Ranch Master Plan November 2014
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b) Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings,
and historic buildings within a state scenic highway? (Refer to Chapter 7, Effects Found Not
To Be Significant)

c) Substantially degrade the existing visual character or quality of the site and its surroundings?

d) Create a new source of substantial light or glare which would adversely affect day or
nighttime views in the area?

3.1.6 IMPACT ANALYSIS

Impact #3.1.1 - Substantially degrade the existing visual character or quality of the site and
its surroundings.

The evaluation of aesthetic and visual impacts is by nature a subjective exercise due to widely
varying personal perceptions. The proposed project is located within an area that contains
existing residential development and agricultural land uses, and which has been contemplated for
future urban development as reflected in the City’s General Plan. Implementation of the
proposed project would result in the development of 170 acres and would alter the rural character
of the project site. More specifically, the proposed project would develop the site into a master-
planned development consisting of 1,322 Medium Density residential dwelling units, 338 High
Density residential dwelling units, 96,900 square feet of community commercial uses, 16,300
square feet of office uses, 8.7 acre park, 4.4 acre detention basin, and an 11.1 acre elementary
school. The proposed project would also introduce other site improvements such as new roads,
parking areas, walkways, and night-time lighting. The loss of the agricultural/rural residential
land and the development of the proposed project would change the existing visual character of
the project site and its surroundings.

The visual features of the proposed project would include residential, commercial, office, and
school buildings and structures, ancillary structures and facilities, surface parking areas, and
other roadway improvements (e.g., curb, gutter, sidewalk and street paving). New development
within the project site would be in accordance with development standards and design guidelines
outlined in Chapter 3, Land Use and Development Standards of the Morgan Ranch Master Plan.
Compliance with these standards and guidelines would ensure that buildings and structures
proposed within the project site would be developed to be sensitive to and compatible with
existing and future surrounding land uses, while providing high-quality architecture and design.

Examples of how the design guidelines from the Master Plan minimize the visual impact on
existing and future surrounding land uses are provided in Table 3.1-1.

City of Turlock — Morgan Ranch Master Plan November 2014
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Table 3.1-1
Example Morgan Ranch Master Plan Design Guidelines

Land Use Type/Guideline

Effect

Medium Density Residential Uses

For single family detached products, the same floor
plan and same elevation may not be repeated on
adjoining lots or facing lots. Lots that back onto each
other are permitted the same floor plan and same
elevation. Homes on adjoining lots or facing lots may
not be painted the same exterior color. Homes that
back onto each other are permitted the same exterior
color.

Architectural features, such as porches, balconies,
chimneys, door placement, window placement, bay
windows, recesses and projections, changes in plan,
and siding materials shall be used to design buildings
without flat, blank, or unarticulated walls.

All utility and mechanical equipment shall be screened

from view from the public street. Ground-mounted air
conditioners, coolers, and antennas are encouraged.

High Density Residential Uses

Project entry areas shall be enhanced and obvious to
the resident and visitor. A minimum of two of the
following entry enhancements shall be required:
landscaped medians, enriched/special paving,
decorative landscaped entry walls, and/or gateway
structures.

Off-street parking shall be located to the rear of the
building or internalized (between buildings) and not
visible from residential areas or public rights-of-way.
When buildings cannot adequately screen all parking,
parking areas shall be screened with a low wall, berm,
evergreen hedge, or combination thereof, at least three
feet in height.

Trash enclosures shall be designed to the standards

identified in the City of Turlock Zoning Ordinance.
Trash enclosures shall be screened from upper level
unit views.

Community Commercial Uses

Service and loading functions shall be located behind
the building.

Service areas are to be separate and screened from
public areas by the use of walls and/or landscaping.

City of Turlock — Morgan Ranch Master Plan
Draft Program Environmental Impact Report

This guideline ensures that the Morgan Ranch
Master Plan area maintains visual variety and
interest.

This guideline ensures that the Morgan Ranch
Master Plan area maintains visual variety and
interest.

This guideline ensures that receptors in the
viewshed are not exposed to views of utility and
mechanical equipment, which may be perceived
as a negative aesthetic impact.

This guideline ensures that the high density
residential uses include architectural
enhancements and landscaping to create an
aesthetically pleasing site.

This guideline ensures that receptors in the
viewshed of the high density residential uses are
not exposed to views of large expanses of parking
lots, which can be perceived as a negative
aesthetic impact.

This guideline ensures that receptors in the
viewshed of the high density residential uses are
not exposed to views of trash enclosures, which
can be perceived as a negative aesthetic impact.

These guidelines ensure that receptors in the
viewshed of the community commercial uses are
not exposed to views of service and loading areas,
which may be perceived as a negative aesthetic
impact.

November 2014
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Land Use Type/Guideline

Effect

All rooftop equipment shall be screened from public
view.

Office Uses

Service and loading functions shall be located behind
the building.

Service areas are to be separate and screened from
public areas by the use of walls and landscaping.

Parking areas shall be located behind building(s) to the
extent possible. Parking may not be located between
the building and the arterial roadway. Parking areas
shall be landscaped, lighted, and provide for pedestrian
circulation.

All sides of the building shall be architecturally
articulated and receive appropriate enhancement
through the use of landscape treatments and accent
lighting. Exterior walls that exceed 200 feet in length
shall be provided with a change of plane, material, or
texture.

All rooftop equipment shall be screened from public
view.

Elementary School Use

The design and siting of school facilities should take
into account the aesthetic affects of the surrounding
neighborhoods.  An architectural style, building
materials, and colors appropriate to the surrounding
neighborhoods should be utilized. The design of
landscaping and furnishings (e.g., lighting, signage,
etc.) should complement the streetscape and other
community facilities.

This guideline ensures that receptors in the
viewshed of the community commercial uses are
not exposed to views of rooftop equipment, which
may be perceived as a negative aesthetic impact.

These guidelines ensure that receptors in the
viewshed of the office uses are not exposed to
views of service and loading areas, which may be
perceived as a negative aesthetic impact.

This guideline ensures that receptors in the
viewshed of the office uses are not exposed to
views of large expanses of parking lots, which can
be perceived as a negative aesthetic impact.

This guideline ensures that large swaths of
buildings are not developed without architectural
elements to provide visual interest.

This guideline ensures that receptors in the
viewshed of the office uses are not exposed to
views of rooftop equipment, which may be
perceived as a negative aesthetic impact.

This guideline ensures that the school site in the
Morgan Ranch Master Plan area will be
developed in a manner that is compatible with the
surrounding neighborhoods.

Source: Morgan Ranch Master Plan, 2012

Implementation of the proposed project will alter the visual character of the project site from
agricultural fields/rural residential to an urban mixed use development. Although this land use
conversion could be perceived as a negative aesthetic impact in comparison with the project
site’s current agricultural appearance, the proposed project would be developed in accordance
with the Master Plan. The Master Plan includes development standards and guidelines that are
intended to improve and enhance the visual character of the project site and surrounding area.
Therefore, the proposed project would not significantly degrade the existing visual character of
the site or surrounding area.

November 2014
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Conclusion: Development of the proposed project in compliance with the development
standards and guidelines of the Morgan Ranch Master Plan will ensure that the project’s impacts
on visual character are less than significant.

Mitigation Measures: No mitigation measures are required.

Impact #3.1.2 - Create a new source of substantial light or glare which would adversely
affect day or nighttime views in the area.

The project site currently includes some sources of light and glare from the existing structures
and improvements on site as well as from vehicles traveling on adjacent roadways. The
surrounding areas also include sources of light and glare from the nearby residential and
commercial uses as well as the vehicle traffic on adjacent roadways. The proposed project
would introduce new sources of light and glare to the project site. The project would introduce
exterior lighting on building structures, ancillary structures, roadways, and parking lots.
Additional sources of light would include security lighting, minimal nighttime traffic, and light
associated with the nighttime use of the commercial uses, including sign illumination. Lighting
from the site would be visible from surrounding areas and include sensitive receptors such as the
residences to the north and east of the project site. In addition, lighting could affect the visual
character of the nighttime sky.

The City of Turlock has adopted lighting standards that apply to the installation and illumination
of exterior light fixtures. The Morgan Ranch Master Plan also includes development standards,
design guidelines and design features that minimize light and glare impacts.

Table 3.1-2 provides a summary of the lighting design features included in the Morgan Ranch
Master Plan.

Table 3.1-2
Morgan Ranch Master Plan Lighting Design Features

Lighting Design Feature

Lighting should be provided to ensure safe environments, but should not cause areas of intense light or glare.
Lighting should be sensitive to adjacent land uses.

Architectural features or lighting fixtures that provide down-lighting and lighting that is shielded from adjacent uses
should be implemented.

Street lighting standards should be spaced dependent upon City requirements.
Site lighting shall meet or exceed the character and quality of existing site lighting in the commercial areas.

Wherever possible, pedestrian lighting shall be pedestrian in scale not to exceed sixteen feet in height; fourteen feet
or less is encouraged.

Source: Morgan Ranch Master Plan, 2012

Compliance with adopted City standards will help to reduce the potential negative impact of light
and glare from the project; however, lighting for streets, parking lots, walkways and buildings

City of Turlock — Morgan Ranch Master Plan November 2014
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would still have the potential to create light pollution within, and in the vicinity of, the proposed
project site.

Conclusion: This impact is considered potentially significant and the following mitigation
measures are required to address project impacts.

Mitigation Measure #3.1.2a: Lighting fixtures shall be designed to produce the minimum
amount of light necessary for safety purposes. All lighting in the project area shall be shielded,
directed downward and away from adjoining properties and rights-of-way. Light shields or
equivalent shall be installed and maintained consistent with manufacturer’s specifications, and
shall reduce the spillage of light onto adjacent properties to less than a one-foot-candle standard,
as measured at the adjacent property line.

Mitigation Measure #3.1.2b: The light source for externally lighted signs shall be hidden or
screened from view from adjoining properties and rights-of-way. Internally illuminated signs
shall use translucent individual copy letters with an opaque background so only the lettering is
illuminated.

Mitigation Measure #3.1.2¢: Structures shall use glare reducing materials to the maximum
extent practicable, including non-reflective paints and building materials, to reduce the amount
of glare created by the project structures.

Effectiveness of Mitigation: Implementation of the above mitigation measures will reduce the
impact to a less than significant level.

City of Turlock — Morgan Ranch Master Plan November 2014
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3.2 Agricultural Resources

3.2.1 INTRODUCTION

This section describes the existing agricultural resources and potential environmental effects
from project implementation on the project site and its surrounding area. Descriptions and
analysis in this section are based on information provided by the California Department of
Conservation Farmland Mapping and Monitoring Program (FMMP), the United States
Department of Agriculture (USDA), the Turlock General Plan Existing Conditions Report, and
the Turlock General Plan.

3.22 ENVIRONMENTAL SETTING

Agricultural Economy

Agriculture is a major activity throughout Stanislaus County and the San Joaquin Valley. The
City of Turlock is located in Stanislaus County, the State’s sixth largest agricultural county in
terms of agricultural production. The California Department of Conservation Farmland Mapping
and Monitoring Program indicated that approximately 42 percent of the County’s land area was
in cultivated agricultural production in 2010. Stanislaus County has consistently maintained its
position as the sixth largest agricultural economy in the State during the past 5 years for which
data is available. Between 2006 and 2010, the production value of Stanislaus County crops

increased from $2.1 billion to $2.5 billion. Table 3.2-1 summarizes agricultural production in
the County between 2006 and 2010.

Table 3.2-2 summarizes the top 10 agricultural commodities produced in Stanislaus County by
dollar value in 2010. As shown in the table, milk is the number one commodity in Stanislaus
County with a production value of $598 million.

Table 3.2-1
Stanislaus County Agricultural Economy

Year $ Value (Billions) Rank in State
2010 2.5 6
2009 2.3 6
2008 24 6
2007 24 6
2006 2.1 6

Source: California Department of Food and Agriculture, California Agricultural Resource Directory 2007-
2011

City of Turlock — Morgan Ranch Master Plan November 2014
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Table 3.2-2
Stanislaus County Agricultural Commodity Summary (2011)

Rank Commodity $ Value (Millions)
1 Milk, All 598
2 Almonds 390
3 Chickens, All 308
4 Cattle & Calves, All 167
5 Tomatoes, All 147
6 Walnuts 116
7 Silage, All 107
8 Deciduous Fruit & Nut Nursery 77
9 Turkeys, All 72
10 Peaches, All 54
Top Ten Total 4,038

Source: Stanislaus County Agricultural Commissioner, Agricultural Crop Report, August 2011
Important Farmlands

Four major classifications of farmland adopted by the U.S. Department of Agriculture (USDA)
Natural Resources Conservation Service (NRCS) are located within the County. These
classifications, as defined below, outline the fertility of soils.

“Prime Farmland” is land which has the best combination of physical and chemical
characteristics for the production of crops. It has the soil quality, growing season, and moisture
supply needed to produce sustained high yields of crops when treated and managed, including
water management, according to current farming methods.

“Farmland of Statewide Importance” is land other than Prime Farmland which has a good
combination of physical and chemical characteristics for the production of crops. It must have
been used for the production of irrigated crops at some time during the two update cycles prior to
the mapping date. It does not include publicly owned lands for which there is an adopted policy
preventing agricultural use.

“Unique Farmland” is land which does not meet the criteria for Prime Farmland or Farmland of
Statewide Importance, that has been used for the production of specific high economic value
crops at some time during the two update cycles prior to the mapping date. It has the special
combination of soil quality, location, growing season, and moisture supply needed to produce
sustained high quality and/or high yields of a specific crop when treated and managed according
to current farming methods. Examples of such crops may include oranges, olives, avocados,
rice, grapes, and cut flowers. It does not include publicly owned lands for which there is an
adopted policy preventing agricultural use.

“Farmland of Local Importance” is either currently producing crops, has the capability of
production, or is used for the production of confined livestock. Farmland of Local Importance is

City of Turlock — Morgan Ranch Master Plan November 2014
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land other than Prime Farmland, Farmland of Statewide Importance or Unique Farmland. This
land may be important to the local economy due to its productivity or value. It does not include
publicly owned lands for which there is an adopted policy preventing agricultural use.

The State of California also prepares Important Farmland maps for agricultural counties and
monitors permanent farmland conversion. The California Department of Conservation, Division
of Land Resource Protection’s Farmland Mapping and Monitoring Program (FMMP) employs
the above described NRCS classifications with the addition of three other categories, as follows:

“Grazing Land” is defined in Government Code §65570(b)(3) as: "...land on which the existing
vegetation, whether grown naturally or through management, is suitable for grazing or browsing
of livestock." The minimum mapping unit for Grazing Land is 40 acres. Grazing Land does not
include land previously designated as Prime Farmland, Farmland of Statewide Importance,
Unique Farmland, or Farmland of Local Importance, and heavily brushed, timbered, excessively
steep or rocky lands which restrict the access and movement of livestock.

“Urban and Built-Up Land” is used for residential, industrial, commercial, construction,
institutional, public administrative purposes, railroad yards, cemeteries, airports, golf courses,
sanitary landfills, sewage treatment plants, water control structures, and other development
purposes. Highways, railroads, and other transportation facilities are mapped as a part of Urban
and Built-up Land if they are a part of the surrounding urban areas.

“Other Land” is all other land that does not meet the criteria of any other category.

Table 3.2-3 provides a summary amount and type of total acreage in Stanislaus County between
2002 and 2010, using the classifications of agricultural land provided by the California
Department of Conservation FMMP, as set forth on the County’s Important Farmland Map. As
shown in the table below, this acreage has remained relatively constant between 2002 and 2010.
Between 2004 and 2010 this acreage has actually increase by 1.7 percent in total acreage.

Table 3.2-3
Stanislaus County Important Farmland Summary

Acres
Classification 2002 2004 2006 2008 2010
Prime Farmland 260,372 262,045 256,605 256,166 253,435
Farmland of Statewide Importance 30,073 29,747 29,925 31,448 31,474
Unique Farmland 61,556 70,137 75,444 81,367 87,527
Farmland of Local Importance 29,537 35,050 33,706 31,160 31,366
Important Farmland Total 381,538 396,979 395,680 400,141 403,802
Total County Area 869,338 970,168 970,169 970,171 970,171

Notes:

(1) Total Acreage Inventoried increased by 100,830 acres in 2004 due to the availability of soil survey data in the
northeastern part of the county. With this addition, Stanislaus County is now 100 percent

Source: California Department of Conservation, 2004—2010.
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Project Site
LAND CLASSIFICATION

According to the FMMP (see Figure 3.2-1), the project site contains the following categories of
land:

=  Prime Farmland (8 acres);

= Farmland of Statewide Importance (129 acres);
= Rural Residential Land (10 acres);

= Urban and Built-Up Land (9 acres); and

= Vacant or Disturbed Land (14 acres).

SOIL SUITABILITY

The Land Capability Classification System is used by the USDA, NRCS to determine a soil’s
agricultural productivity. The Land Capability Classification indicates the suitability of soils for
most kinds of field crops. Crops that require special management are excluded. The soils are
grouped according to their limitations for field crops, the risk of damage if they are used for
crops and the way they respond to management. Soils are rated from Class I to Class VIII, with
soils having the fewest limitations receiving the highest rating (Class I). The “prime” soil
classification indicates the absence of soil limitations, which if present, would require the
application of management techniques (e.g., drainage, leeching, special fertilizing practices) to
enhance production. Specific subclasses are also utilized to further characterize soils. A general
description of soil classifications, as defined by NRCS, is provided below in Table 3.2-4.

Capability subclasses are soil groups within one class. They are designated by adding a small
letter, e, w, s, or ¢, to the class numeral, for example, Ile. The letter e shows that the main hazard
is the risk of erosion unless close-growing plant cover is maintained; w shows that water in or on
the soil interferes with plant growth or cultivation (in some soils the wetness can be partly
corrected by artificial drainage);s shows that the soil is limited mainly because it is shallow,
droughty, or stony; and c, used in only some parts of the United States, shows that the chief
limitation is climate that is very cold or very dry.
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Legend
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Table 3.2-4
Land Capability Classification

Soil Classification Description
1 Soils have few limitations that restrict their use.
II Soils have moderate limitations that reduce the choice of plants, or that

require special conservation practices.

I Soils have severe limitations that reduce the choice of plants, require
conservation practices, or both.

v Soils have very severe limitations that reduce the choice of plants,
require very careful management, or both.

v Soils are not likely to erode but have other limitations; impractical to
remove soils that limit their use largely to pastures or range, woodland,
or wildlife habitat.

VI Soils have severe limitations that make them generally unsuited to
cultivation and limit their use largely to pasture, or range, woodland, or
wildlife habitat.

Vil Soils have very severe limitations that make them unsuited to cultivation
and that restrict their use largely to pasture or range, woodland or
wildlife habitat.

VIII Soils and landforms have limitations that preclude their use for
commercial plant production and restrict their use to recreation, wildlife
habitat, or water supply, or to aesthetic purposes.

Source: USDA Natural Resources Conservation Service, Web Soil Survey, 2012

As shown in Figure 3.2-2 the project site contains mostly Hilmar Loamy Sand (HfA) (95
percent) with minor amounts of Dinuba Sandy Loam (DrA) (5 percent). Table 3.2-5 presents the
soil types, their designations, capability classifications, Storie index, and the percent of the
project site that they occupy.

Table 3.2-5
Project Site Soils

Symbol Description Farmland Soil Capability  Storie Index  Percent of Total
Designation Classification Rating Project Site
DrA Dinuba Loamy Sand, Prime IIw 77 5
0-1% slopes
HfA Hilmar Sandy Loam, Statewide Mw 69 95
0-3% slopes Importance

Source: USDA Natural Resources Conservation Service, 2012; Eastern Stanislaus Area, California
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Legend
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The Turlock General Plan Existing Conditions Report (Existing Conditions Report) characterizes
Hilmar Loamy Sand as a soil of Statewide Importance that covers most of the south and
southeast of the General Plan Planning Area. Hilmar Loamy Sand’s parent material is wind
modified granite-derived alluvium. It is not a hydric soil; rather, it can drain somewhat
excessively. It has a low shrink swell potential. The Existing Conditions Report characterizes
Dinuba Sandy Loam as a soil that constitutes Prime Farmland, if irrigated. Dinuba Sandy Loam
is found covering most of the northwest, southwest, and eastern portions of the General Plan
Planning Area. Dinuba Sandy Loam is moderately well drained and its parent material is
granite-derived alluvium. Dinuba Sandy Loam is not a hydric soil and has low shrink swell
potential.

Hilmar Loamy Sand is a Class IIIw soil (irrigated) and Class IVs (non-irrigated). Dinuba Sandy
Loam is a Class IIw soil (irrigated) and Class 4s (non-irrigated).

STORIE INDEX

The Storie Index is a soil rating based on soil properties that govern a soil’s potential for
cultivated agriculture in California. Four factors that represent the inherent characteristics and
qualities of the soil are considered in the index rating: profile characteristics, texture of the
surface layer, slope, and other factors (e.g., drainage, salinity). A score ranging from 0 to 100
percent is determined for each factor, and the scores are then multiplied together to derive an
index rating. Storie Index ratings have been combined into six grade classes as follows: Grade 1
(excellent), 100 to 80, Grade 2 (good), 79 to 60; Grade 3 (fair), 59 to 40; Grade 4 (poor), 30 to
20, Grade 5 (very poor), 19 to 10, and Grade 6 (nonagricultural), less than 10.

All of the soils on the project site have a good Storie Index rating of 2 because the soils have a
high agricultural value.

WILLIAMSON ACT CONTRACTS

There are no parcels within the project site that are under Williamson Act contract. There is an
approximately 30 acre parcel within 0.25 mile of the project site’s southeastern boundary that is
under a Williamson Act contract.

3.23 REGULATORY SETTING

Federal

FARMLAND PROTECTION ACT

The Farmland Protection Policy Act was passed into federal law as part of the Agriculture and
Food Act of 1981 (Public Law 97-98). The Act was passed in response to the National
Agricultural Land Study of 1980-1981 which found that millions of acres of farmland were being
converted in the United States each year and a related report which found that much of this
conversion was the result of programs funded by the federal Government. The intent of the Act
is to minimize the impact federal programs have on the unnecessary and irreversible conversion
of farmland to nonagricultural uses. It assures that — to the extent possible — federal programs are
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administered to be compatible with state and local units of government and private programs and
policies to protect farmland.

FEDERAL INSECTICIDE, FUNGICIDE AND RODENTICIDE ACT

The federal Insecticide, Fungicide, and Rodenticide Act establishes procedures for regulating the
use and sale of pesticides to protect human health and the environment, and it provides federal
control of pesticide distribution, sale, and use. The legislation governs the registration and
labeling of pesticides and enforcement against banned and unregistered products.

State

FARMLAND MAPPING AND MONITORING PROGRAM (FMMP)

In 1975, the Soil Conservation Service (since renamed Natural Resources Conservation Service
[NRCS]) of the United States Department of Agriculture began farmland mapping efforts across
the nation, with the goal of producing agricultural resource maps based on soil quality and land
use. As part of this nationwide agricultural land use mapping effort, the NRCS developed a
series of definitions known as Land Inventory Monitoring (LIM) criteria. The LIM criteria
classify the land’s suitability for agricultural production; suitability includes both the physical
and clinical characteristics of soils and the actual land use. In the early 1980’s, to continue these
farmland mapping efforts in California, the Farmland Mapping and Monitoring Program
(FMMP) was created within the California Department of Conservation (DOC). The FMMP
carries on these mapping activities on a continuing basis and with a greater level of detail; this is
accomplished by using a modified LIM criteria. These criteria utilize the NRCS and Storie
Index Rating Systems, but also consider physical conditions such as a dependable water supply
for agricultural production, soil temperature range, depth of the ground water table, flooding
potential, rock fragment content and rooting depth. The FMMP prepares Important Farmlands
maps for all counties in California, using the modified LIM criteria as well as current land use
information.

The Important Farmlands maps identify four agriculture listings: Prime Farmland, Farmland of
Statewide Importance, Unique Farmland, Farmland of Local Importance, Grazing Land, Urban
Land, and Other Land.

WILLIAMSON ACT

The California Land Conservation Act of 1965, commonly referred to as the Williamson Act,
enables local governments to enter into contracts with private landowners for the purpose of
restricting specific parcels of land to agricultural or related open space use. In return, landowners
receive property tax assessments which are much lower than normal because they are based upon
farming and open space uses as opposed to full market value. Local governments may receive an
annual subvention of foregone property tax revenues from the state via the Open Space
Subvention Act of 1971.
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FARMLAND SECURITY ZONE ACT

A Farmland Security Zone (FSZ) contract is a contract between a private landowner and a
county that enforceably restricts land to agricultural or open space uses. The minimum initial
term is 20 years. Like a Williamson Act contract, FSZ contracts renew annually unless either
party files a “notice of nonrenewal”. There are no lands under FSZ contract within the project
vicinity.

PUBLIC RESOURCES CODE SECTION 21060.1

Public Resource Code Section 21060.1 defines agricultural land for the purposes of assessing
environmental impacts using the FMMP. The FMMP was established in 1982 to assess the
location, quality, and quantity of agricultural lands and the conversion of these lands. The
FMMP provides analysis of agricultural land use and land use changes throughout California.

STATE PESTICIDE AND CHEMIGATION LAWS AND REGULATIONS

Agricultural water quality issues involving pesticides are generally handled by the Regional
Water Quality Control Boards (RWQCBs) in cooperation with the California Water Resources
Control Board (CWRCB), the Department of Pesticide Regulation (DPR), and County
Agricultural Commissioners, as directed by the Porter-Cologne Water Quality Control Act. The
California Department of Health Services (CDHS) may delegate responsibility for
detecting/monitoring contaminants to county health officers when there is organic chemical
contamination of public water systems. The CDHS and the DPR share information on all
monitoring results which are positive for pesticide residues, in order to identify the source of
contamination.

Pesticide sales and use are controlled by the California Department of Pesticide Regulation and
by County Agricultural Commissioners’ in each of the State’s 58 counties.

Local
STANISLAUS COUNTY GENERAL PLAN AGRICULTURAL ELEMENT

Land outside of the Turlock city limits is subject to the policies and regulations of Stanislaus
County. The Agricultural Element of the Stanislaus County General Plan outlines three goals: to
strengthen the agricultural sector of the county’s economy; to conserve agricultural land for
agricultural uses; and to protect the natural resources that sustain agriculture in the county.
Policies supporting the second goal include promoting participation in the Williamson Act,
discouraging farmland conversion to urban uses, and mitigating the impacts of converting
farmland. Policy 2.5 directs development away from the County’s most productive agricultural
land to the greatest extent possible, and Policy 2.8 states that the agricultural land shall not be
converted to residential subdivision. Policy 2.14 states that the County will assess proposed
conversion of agricultural land for its potential to result in a significant adverse environmental
impact, and will require preparation of an EIR where needed to fully assess impacts. Under
Policy 2.15, if a project, general plan or community plan amendment results in the conversion of
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agricultural land to residential uses, then County policy requires a 1:1 replacement of the land, of
equal quality, elsewhere in Stanislaus County. Replacement can be in the form of purchasing
agricultural conservation easements or contributing in-lieu fees, as detailed in the Farmland
Mitigation Program Guidelines, Appendix B of the Stanislaus County General Plan.

The Stanislaus County General Plan’s Agriculture Element also recognizes the legitimate
interests of cities to grow and prosper, and the County is committed to not oppose “reasonable
requests” to expand, provided the resulting growth minimizes impacts to agricultural land, and to
help manage development in Sphere of Influence (SOI) areas.

STANISLAUS COUNTY CODE AGRICULTURAL LAND POLICIES

Chapter 9.32 of the Stanislaus County Code contains the County’s Agricultural Land policies.
Recognizing the value of agricultural land and production, it is the County’s stated purpose to
reduce the loss of its agricultural resources by limiting the conditions under which agricultural
operations can be considered a nuisance. Section 9.32.030 states:

No agricultural activity, operation, or facility, or appurtenances thereof, conducted or
maintained on agricultural lands for commercial purposes, and in a manner consistent
with proper and accepted customs and standards as established and followed by similar
agricultural operations in the same locality, shall be or become a nuisance, private or
public, after the same has been in operation for more than three years if it was not a
nuisance at the time it began. (Ord. CS 456 §2 (part), 1991).

STANISLAUS COUNTY AGRICULTURAL COMMISSIONER

The Stanislaus County Agricultural Commissioner/Sealer, under direction of the California
Department of Food and Agriculture and the California Department of Pesticide Regulation,
conducts law enforcement and service functions required by state and federal laws and
regulations as well as law enforcement and service functions required by measures and
ordinances authorized by the Stanislaus County Board of Supervisors. The primary purposes of
this department are to protect the agricultural industry, environment, and the public health, safety
and welfare.

CITY OF TURLOCK GENERAL PLAN

The City of Turlock General Plan includes the following relevant policies related to agricultural
resources that are applicable to the proposed project:

Chapter 3 — New Growth Areas and Infrastructure

Policy 3.2-c  Urban/rural edge. Where master plan areas meet the edge of the study area
boundary (outside of which land remains in agricultural use), deep landscaped
setbacks and agricultural buffers shall be used to screen the edge of urban
development. Acceptable buffer types and setback requirements are found in
Section 6.1.
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Chapter 6 — City Design

Policy 6.1-c

Policy 6.1-d

Policy 6.1-f

Policy 6.1-j

Policy 6.1-k

Promote compact growth. Maintain a compact growth pattern to avoid sprawl
and preserve agricultural land and open space.

Minimize conflict. Minimize conflict between urban and agricultural uses.

Contiguous growth. Continue present policies of requiring growth to be
contiguous to existing urban development.

Minimize urban-agricultural conflicts. Continue urban expansion in a form
that minimizes the potential for urban-agricultural conflicts.

Agricultural Buffer Design. Implement an “agricultural-urban buffer design” to
minimize the impact of urban development near active agricultural operations.
Typically roadways and irrigation canals are used to demarcate boundaries
between urban and agricultural uses.

Chapter 7 — Conservation

Policy 7.2-a

Policy 7.2-b

Policy 7.2-e

Policy 7.2-f

Policy 7.2-i

Policy 7.2-j

Preserve Farmland. Promote the preservation and economic viability of
agricultural land adjacent to the City of Turlock.

Limit Urban Expansion. Retain Turlock’s agricultural setting by limiting urban
expansion to designated areas and minimizing conflicts between agriculture and
urban activities.

Require Compact Development. Require development at densities higher than
typical in recent years in order to limit conversion of agricultural land and
minimize the urban/agricultural interface.

Allow Agricultural Uses to Continue. Where agriculture exists within City
limits, allow uses to continue until urban development occurs on these properties,
including the establishment of community gardens serving the immediate
neighborhood.

Support Right to Farm. Support the implementation of Stanislaus County’s
Agricultural Element and Right-to-Farm ordinance.

Create Buffer. Require a permanent buffer to be established between residential
and agricultural activities along the long-term urban edge of Turlock.

The project’s consistency with the General Plan policies is assessed in Chapter 3, Section 3.10
Land Use and Planning.
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CITY OF TURLOCK ZONING

Turlock Municipal Code Section 5-24 Protection of Agricultural Operations was adopted
following the General Plan Update. Applicable to agricultural lands and operations, this
ordinance was enacted to protect and encourage the development and improvement of Turlock’s
agricultural operations for the production of food and other agricultural products.

3.24 METHODOLOGY

Quad Knopf, Inc. evaluated the proposed project’s potential environmental impacts on
agricultural resources through the use of the Land Evaluation and Site Assessment (LESA)
model issued by the California Department of Conservation. The CEQA Guidelines identify the
LESA model as an appropriate instrument to assess the significance of farmland conversion
impacts. Information on the LESA model is provided below. The LESA model worksheets are
provided in Appendix B.

Land Evaluation and Site Assessment Model (LESA)

The Land Evaluation and Site Assessment (LESA) model was released by the Natural Resources
Conservation Service (NRCS) in 1981. It is designed to provide objective ratings of the
agricultural suitability of land compared to demands for nonagricultural uses of land. The model
is composed of two sets of factors. The first set, Land Evaluation (LE), includes factors that
measure the inherent soil-based qualities of land as they relate to agricultural suitability. The
second set, Site Assessment (SA), includes factors that are intended to measure social, economic,
and geographic attributes that also contribute to the overall value of agricultural land. The final
LESA score is based on a scale of 0 to 100 with each set of factors contributing up to 50 points.
Table 3.2-6 below shows the thresholds of significance established by the NRCS.

Table 3.2-6
California LESA Model Scoring Thresholds
Total LESA Score Scoring Decision
0 to 39 Points Not Considered Significant
40 to 59 Points Considered Significant only if LE and SA subscores are each greater than or
equal to 20 points.

60 to 79 Points Considered Significant unless either LE or SA subscore is less than 20 points.
80 to 100 Points Considered Significant

Source: California Department of Conservation Office of Land Conservation, 1997

The California Agricultural LESA Model is composed of six different factors. Two Land
Evaluation Factors are based upon measures of soil resource quality. Four Site Assessment
factors provide measures of a given project size, water resource availability, surrounding
agricultural lands, and surrounding protected resource lands. For a given project, each of these
factors is separately rated on a 100 point scale. The factors are then weighted relative to one
another and combined, resulting in a single numeric score for a given project, with a maximum
attainable score of 100 points. According to the LESA Model the land for the project site has a
rating of 56.91 when land capability classification, Storie Index, project size, water resource
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availability, and surrounding agricultural lands factors are taken into account. The LESA
worksheets and scoring manual are located in Appendix B.

3.2.5 IMPACT EVALUATION CRITERIA

According to the CEQA Guidelines, a project will normally have significant adverse impacts
associated with agricultural resources if the project:

a) Converts Prime Farmland, Unique Farmland, or Farmland of Statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural uses.

b) Conflict with existing zoning for agricultural use, or a Williamson Act contract.

c) Conflict with existing zoning for, or cause rezoning of forest land (as defined in Public
Resources Code § 12220(q), timberland (as defined by Public Resources Code § 4526), or
timberland zoned Timberland Production (as defined by Government Code § 51104(g))?
(Refer to Chapter 7, Effects Found Not To Be Significant)

d) Result in the loss of forest land or conversion of forest land to non-forest use? (a) (Refer to
Chapter 7, Effects Found Not To Be Significant)

e) Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of Farmland, to non-agricultural use or conversion of forest land to
non-forest use?

3.26 IMPACT ANALYSIS

Impact #3.2.1 — Conversion of Prime Farmland, Unique Farmland, or Farmland of
Statewide Importance (Farmland), as shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the California Resources Agency, to non-
agricultural uses.

According to the FMMP, approximately 81 percent of the project site is categorized as farmland
and 19 percent is non-farmland. The proposed project will result in the loss of 8 acres of
agricultural land designated Prime Farmland and 129 acres of Farmland of Statewide
Importance. The project site is within the current City of Turlock’s city limits. There are
currently agricultural, residential, and commercial uses within the project area. According to the
Existing Conditions Report prepared for the General Plan Update, there are truck and berry crops
and grain, hay, and field crops grown on the project site (Truck and berry crops include bush
berries, tomatoes, melons, onions, peas, potatoes, spinach, flowers, asparagus, and other fruits
and vegetables that are relatively perishable).

In order to determine the relative significance of this conversion, an agricultural conversion
study was done using California Department of Conservation’s LESA Model and the results are
summarized in Table 3.2-7. According to the LESA Model the land for the project has a rating
of 58.3 when land capability classification, Storie Index, project size, water resource availability,
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and surrounding agricultural lands factors are taken into account. A score from 40 to 59 points is
considered significant only if the Land Evaluation (LE) and the Site Assessment (SA) subscores
are each greater than or equal to 20 points. The LE subscore was 29.8 and the SA subscore was
28.5. Therefore, the LESA Model concludes that conversion of the project site to a non-
agricultural use is considered significant.

Table 3.2-7
Land Evaluation and Site Assessment (LESA) Model Scoring Summary

. Factor Weighted
Category Factor Points Weigh Points Remarks
Land Land Capability  61.1 0.25 15.3 The project site contains a
Evaluation Class majority of Class III soils,
which have some agricultural
limitations.
Storie Index 583 0.25 14.6 The project site has a low
Storie Index because of the soil
limitations.
Subtotal 0.50 22.5 —
Site Project Size 100 0.15 15 The project site size rating is
Assessment 100. The soils are not high
quality; however, the project is
of sufficient size to warrant a
high point value.
Water Resources 95 0.15 12 The project site is assumed to
Availability have access to well water,
although economic restrictions
may limit water availability
during drought years.
Surrounding 0 0.15 0 Farmland accounts for
Agricultural approximately 20 percent of
Lands the surrounding land uses,
which translates to 0 points.
Surrounding 0 0.05 0.0 Protected resource lands
Protected account for five percent of
Resource Lands surrounding acreage, which
translates to zero points.
Subtotal 0.50 28.5 —
Total 58.3 —

Notes: LESA scoring sheet provided in Appendix B.
Source: Quad Knopf, Inc , 2012.

The City of Turlock General Plan designates the project site for urban uses. Current land use
designations on the project site include: Heavy Commercial (HC), High Density Residential
(HDR), Low and Medium Density Residential (LDR/MDR), Low Density Residential (LDR),
and Park (P). The area is also designated as a Master Plan area, which requires the preparation
of Master Plan that provides for growth in the City in phases. These land use designations
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indicate that the City has contemplated the conversion of this agricultural land to urban uses over
the planning horizon of the General Plan and, therefore, does not view the project area as a
preferred location for permanent agricultural uses. The City of Turlock General Plan
Environmental Impact Report (EIR) found that buildout of the General Plan would convert
substantial amounts of Important Farmland to non-agricultural use and would result in a
significant and unavoidable impact.

Although conversion of the project site to urban use would reflect the land use assumptions
contained in the City of Turlock General Plan, farmland is an important resource to the region,
and direct conversion of Important Farmland to urban land uses would be considered a
significant impact under LESA methodology.

This project is consistent with the General Plan as shown in Section 3.10 of the EIR and would
be developed in accordance with the policies contained in the General Plan. The General Plan
reflects a policy determination to allow a certain amount of growth to occur in the Study Area,
which necessitates conversion of farmland to urban uses. The General Plan includes growth
management policies to prevent the premature conversion of farmland, by encouraging infill
development, by requiring new development to be built at considerably higher densities than
Turlock has traditionally seen, and by phasing of new master planned growth areas. These
policies are intended to offset the impact to agricultural land conversion to the greatest degree
possible. There are no project-specific feasible mitigation measures to reduce the impact from
conversion of agricultural lands to non-agricultural use based on the following:

Courts have opined that conservation easements or agricultural impact fees do not completely
mitigate agricultural impacts because they do not create additional, offsetting agricultural lands.
They simply ensure the longer-term operation of existing agricultural operations and the loss of
agricultural lands is not reduced.

Conclusion: Because prime and important agricultural lands are a non-renewable environmental
resource, this impact is significant, unavoidable, and irreversible.

Mitigation Measures: None are available.

Impact #3.2.2 - Involve other changes in the existing environment which, due to their
location or nature, could result in conversion of Farmland, to non-agricultural use.

Most of the land that lies on the fringe of existing development within the City of Turlock has
been or is currently under agricultural use. Urban uses located adjacent to agricultural land
typically have the potential to create conflicts with adjacent agricultural practices. These
conflicts result in operational inefficiencies such as restrictions on the use of agricultural
chemicals, complaints regarding noise, dust and odors, trespassing and vandalism that can cause
property owners to consider converting their land to an urban use.

The Master Plan area is surrounded by residential uses to the north, commercial uses to the west
and agricultural uses to the east and south. Although the land to the south and east is currently
used for agriculture, it is designated for urban uses and it will eventually be developed. The
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designation of urban land uses for areas surrounding the project site indicates the City has
planned for the conversion of the agricultural land within the City’s planning boundary. The
City’s General Plan includes policies to minimize conflicts with agricultural uses and to require
the sequencing of growth so that minimal fragmentation of agricultural land will occur.

The proposed project is located in an area identified for future growth and is contiguous to
existing development. The proposed project would be developed in accordance with General
Plan policies that avoid the premature conversion of agricultural lands.

General Plan Land Use Policy 6.1-k identifies the use of buffers at the interface of urban
development and farmland, such as roadways, to minimize conflict between urban and
agricultural uses. In this case, the project incorporates Golf Road and SR 99 between the project
site and the agricultural uses/open space. Although the General Plan contemplates the long-term
conversion of the lands to south and east of the project site to non-agricultural use, the use of a
buffer is a widely recognized planning technique intended to prevent the premature conversion
of agricultural land to non-agricultural use. As such, the proposed project would be consistent
with the General Plan’s policies intended to avoid premature conversion of farmlands; therefore,
the proposed project would not create additional pressures to convert this land to non-agricultural
use. Impacts would be less than significant.

Conclusion: The proposed project would not create new development pressures or result in
changes to the environment that would result in the conversion of farmland to convert this land

to non-agricultural use. Impacts would be less than significant.

Mitigation Measures: No mitigation is necessary.
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Chapter Three, Section 3.3 — Air Quality

3.3  Air Quality
3.3.1 INTRODUCTION

This section describes the impacts of the proposed project on local and regional air quality, based
on the assessment guidelines of the San Joaquin Valley Air Pollution Control District
(SJVAPCD). More specifically, the section describes existing air quality, construction-related
impacts, direct and indirect emissions associated with the proposed project, the local and
regional impacts of those emissions, and mitigation measures warranted to reduce or eliminate
any identified significant impacts. Quad Knopf performed air quality analysis in compliance with
the adopted SIVAPCD Guide for Assessing and Mitigating Air Quality Impacts (GAMAQI) for
the proposed project. It included construction and operational air quality modeling. The
modeling output is provided in Appendix C.

3.3.2 ENVIRONMENTAL SETTING

The project is located in Turlock, which is located in the San Joaquin Valley Air Basin (Air
Basin) (Figure 3.3-1). Regional and local air quality is impacted by topography, dominant
airflows, atmospheric inversions, location, and season.

Regional Air Quality

Air quality is a function of both the rate and location of pollutant emissions under the influence
of meteorological conditions and topographic features. Atmospheric conditions, such as wind
speed, wind direction, and air temperature gradients, interact with the physical features of the
landscape to determine the movement and dispersal and, consequently, their effect on air quality.
The combination of topography and inversion layers generally prevents dispersion of air
pollutants in the Air Basin.

Topography

The Air Basin is generally shaped like a bowl. It is open in the north and is surrounded by
mountain ranges on all other sides. The Sierra Nevada mountains are along the eastern boundary
(8,000 to 14,000 feet in elevation), the Coast Ranges are along the western boundary (3,000 feet
in elevation), and the Tehachapi Mountains are along the southern boundary (6,000 to 8,000 feet
in elevation). The mountains surrounding the Air Basin form natural horizontal barriers to the
dispersion of air contaminants.

Climate and Meteorology

The Air Basin has an “inland Mediterranean” climate and is characterized by long, hot, dry
summers and short, foggy winters. Sunlight is a catalyst in the formation of some air pollutants
(such as ozone), and the Air Basin averages more than 260 sunny days per year. Temperatures in
the City of Turlock (period of record from 1/1/1893 to 9/30/2012) range from an average
maximum high of 94.6 degrees Fahrenheit (°F) in July to an average minimum low of 38.0°F in
December. The average annual rainfall in the project area as recorded between 1893 and 2012 is
11.86 inches (Western Regional Climate Center 2012).
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Dominant Airflow

Dominant airflows provide the driving mechanism for transport and dispersion of air pollution.
Marine air moves into the Air Basin from the San Joaquin River Delta. The wind generally flows
south-southeast through the valley, through the Tehachapi Pass and into the Mojave Desert Air
Basin. As the wind moves through the Air Basin, it mixes with the air pollution generated
locally, generally transporting air pollutants from the north to the south in the summer and in a
reverse flow in the winter.

Inversions

Inversions are also an important component of regional air quality. In general, air temperature
decreases with distance from the earth’s surface, creating a gradient from warmer air near the
ground to cooler air at elevation. Under normal circumstances, the air close to the earth warms as
it absorbs surface heat and begins to rise. Winds occur when cooler air rushes in to take the place
of the rising warm air. The wind and upward movement of air causes “mixing” in the atmosphere
and can carry away or dilute pollution. Inversions occur when a layer of warm air sits over cooler
air, trapping the cooler air beneath. These inversions trap pollutants from dispersing vertically,
and the mountains surrounding the Air Basin trap the pollutants from dispersing horizontally.
Strong temperature inversions occur throughout the Air Basin in the summer, fall, and winter.
Daytime temperature inversions occur at elevations of 2,000 to 2,500 feet above the San Joaquin
Valley floor during the summer and at 500 to 1,000 feet during the winter. The result is a
relatively high concentration of air pollution in the valley during inversion episodes. These
inversions cause haziness, which, in addition to moisture, may include suspended dust, a variety
of emissions from vehicles, particulates from wood stoves, and other pollutants.

Air Pollutant Emissions Inventory

An emissions inventory is an account of the amount of air pollution generated by various
emissions sources. To estimate the sources and quantities of pollution, the California Air
Resources Board (ARB), in cooperation with local air districts, other government agencies, and
industry, maintains an inventory of California emission sources. Sources are subdivided into the
four major emission categories: mobile, stationary, area wide, and natural sources.

Mobile sources include on-road sources and off-road mobile sources. The on-road emissions
inventory, which includes automobiles, motorcycles, and trucks, is based on an estimation of
population, activity, and emissions of the on-road motor vehicles used in California. The off-
road emissions inventory is based on an estimate of the population, activity, and emissions of
various off-road equipment, including recreational vehicles, farm and construction equipment,
lawn and garden equipment, forklifts, locomotives, commercial marine ships, and marine
pleasure cratft.

Stationary sources are large, fixed sources of air pollution, such as power plants, refineries, and
manufacturing facilities. Stationary sources also include aggregated point sources. These include
many small point sources, or facilities, that are not inventoried individually but are estimated as a
group and reported as a single-source category. Examples include gas stations and dry cleaners.
Each of the local air districts estimates the emissions for the majority of stationary sources within
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its jurisdiction. Stationary source emissions are based on estimates made by facility operators
and local air districts. Emissions from specific facilities can be identified by name and location.

Area wide sources include source categories associated with human activity that take place over
a wide geographic area. Emissions from area wide sources may be either from small, individual
sources, such as residential fireplaces, or from widely distributed sources that cannot be tied to a
single location, such as consumer products, and dust from unpaved roads or farming operations
(such as tilling).

Natural, or non-anthropogenic, sources include source categories with naturally occurring
emissions such as geogenic (e.g., petroleum seeps), wildfires, and biogenic emissions from
plants.

Stanislaus County Emissions Inventory

Emissions inventory information is compiled by ARB and is available on its Almanac Emission
Projection Data website. Table 3.3-1 summarizes Stanislaus County’s most recently available
emissions inventory estimate for the main pollutants of concern in the Air Basin. Included are
reactive organic gases (ROG), carbon monoxide (CO), oxides of nitrogen (NOx), and particulate
matter (PM). Particulate matter is a general category that is further divided by the size of the
particulates, into PM10 for particulates 10 microns or less in diameter, and PM2.5 for
particulates 2.5 microns or less in diameter. The tons per year of pollutants (ROG, CO, NOx,
PM10, and PM2.5) are listed by emissions classification and emissions category. More
information on the general sources and health effects of these pollutants is available below under
the Pollutants of Concern section.

Table 3.3-1
2008 Stanislaus County Emissions Inventory
Emission Emission Category Pollutants (tons per day)
Classification ROG CO NOx PM10 PM2.5
Stationary Fuel Combustion 0.2 1.8 3.7 0.4 0.4
Waste Disposal 0.3 0.1 0.0 0.0 0.0
Cleaning and Surface Coatings 23 - - 0.0 0.0
Petroleum Production and 0.8 0.0 0.0 0.0 0.0
Marketing
Industrial Processes 1.3 0.0 0.4 2.0 1.0
Area -wide Solvent Evaporation 6.8 - - - -
Miscellaneous Processes 15.1 20.7 1.6 24.6 6.8
Mobile On-Road Motor Vehicles 9.6 81.1 28.4 1.2 1.0
Other Mobile Sources 5.7 29.4 13.5 0.8 0.8
Natural (Non- Natural Sources 13.1 15.7 0.5 1.6 1.4
Anthropogenic)
Stanislaus 55.2 148.8 48.1 30.6 11.4
County Total*

Source: California Air Resources Board, 2009.
Notes: Total based on non-rounded emissions estimates.
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ROG: The area-wide emission classification accounts for the majority of ROG in the County,
contributing approximately 39.7 tons per day to the total inventory. Of the miscellaneous
processes category, 15.1 tons per day is added to the total inventory. The second largest
contributor comes from the natural (non-anthropogenic) classification which generates 23.7 tons
per day of the total inventory. Natural sources are the only emission within that category which
contributes 13.1 tons per day of the total inventory.

CO: The mobile classification accounts for the majority of CO, contributing approximately 74.3
tons per day of the total inventory. On-road motor vehicles accounts for 81.1 tons per day of the
total. The second largest contributor comes from the area-wide classification which generates
13.9 tons per day of the total inventory. Miscellaneous processes are the only emission within
that category which contributes 20.7 tons per day to the total inventory.

NOx: The mobile classification contributes the majority of NOx emissions in the County at
approximately 87.1 percent of the total inventory, with on-road motor vehicles contributing
approximately 28.4 tons per day.

PM10: The area-wide classification accounts approximately 24.6 tons per day of the emissions
inventory in the County. Stationary classification is the second largest contributor which the
industrial processes category adds 2.0 tons per day of PM10 to the total inventory.

PM2.5: The area-wide classification contributes approximately 6.8 tons per day to the total 11.4
tons per day of PM2.5. The second largest contributor comes from the natural sources category,
which accounts for 1.4 tons per day of PM2.5.

Local Air Quality

Existing local air quality, historical trends, and projections of air quality are best evaluated by
reviewing relevant air pollutant concentrations from near the project area. The ARB and the
SIVAPCD operate two air monitoring stations in Stanislaus County. The Turlock-S Minaret
Street monitoring station is located 0.95 miles north of the project site, and it measures gaseous
ozone, carbon monoxide, and nitrogen dioxide and particulate matter PM2.5. The Modesto-14"
Street monitoring station is located approximately 14 miles northeast of the project site, and it
measures gaseous ozone, carbon monoxide, particulate matter PM2.5, as well as outdoor
temperature, horizontal wind speed, and barometric pressure. Air quality monitoring networks
are designed to monitor areas with: high population densities, areas with high pollutant
concentrations, areas impacted by major pollutant sources, and areas representative of
background concentrations. Table 3.3-2 summarizes 2008 through 2011 published monitoring
data from ARB’s Aerometric Data Analysis and Management System for both stations.

Nearby sources of air pollution include mobile source emissions (traffic) from State Highway 99
to the south, Lander Avenue to the west, East Glenwood Avenue to the north, and Golf Road to
the east, and the Turlock Airpark to the southwest of the project site. Stationary source emissions
come from a variety of businesses surrounding the project site. Additional sources of air
pollution include fugitive dust (PM10 and PM2.5) from tilling, windblown dust, and agricultural
equipment exhaust from nearby fields under agricultural production. The project site itself has
been intermittently used in agricultural production.
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Table 3.3-2
Air Quality Monitoring Summary
Turlock-S Minaret Street Modesto-14" Street
Pollutant 2008 2009 2010 2011 2008 2009 2010 2011
Ozone
#Days > State 1-Hour Standard ' 21 8 8 4 10 1 1 0
# Days > National 2008 8-Hour 29 18 10 17 18 7 3 3
Standard
# Days > State 8-Hour Standard 52 34 19 34 24 14 9 7
Nitrogen dioxide (NO,)*
National #Days Above the 0 0 0 0 * * * *
Standard
California #Days Above the 0 0 0 0 * * * *
Standard
Carbon monoxide (CO)*
National #Days Above the 0 0 0 0 0 0 0 0
Standard
California #Days Above the 0 0 0 0 0 0 0 0
Standard
Fine Particulate Matter
(PM10)"
Estimated Days Over the National 0 0 0 0 0 0 0 0
24-Hour PM10 Standard
Estimated Days Over the State 24- * 72.0 23.7 * * 36.4 6.1 *
Hour PM10 Standard
Ultra Fine Particulate Matter
(PM2.5)"
# Days > National 1-Hour 3 1 0 0 1 0 0 0
Standard
Estimated Days Over the National * 35.0 * 36.3 394 24.7 14.5 25.0

24-Hour PM2.5 Standard

Source: California Air Resources Board, 2012.

Note: ' The national 1-hour ozone standard was revoked in June 2005 and is no longer in effect.

Note: 2 The national annual PM10 standard was revoked in December 2006 and is no longer in effect.
Note: * Insufficient data available to determine the value. Local Sources of Air Pollutants.

As shown in Table 3.3-2, ambient air pollution concentrations in the project area regularly
exceeded the State 1-hour ozone standard and the federal 8-hour standard listed in Table 3.3-1 in
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the last 4 years. In the same timeframe, the project area exceeded the State daily PM10 standard
and the federal PM2.5 standards. However, the project area did not exceed the federal or State
CO standards, nor did the project area exceed the federal PM10 standard.

Sensitive Receptors

Certain populations, such as children, the elderly, and persons with preexisting respiratory or
cardiovascular illness, are particularly sensitive to the health impacts of air pollution. For
purposes of CEQA, the SJTVAPCD considers a sensitive receptor to be a location that houses or
attracts children, the elderly, people with illnesses, or others who are especially sensitive to the
effects of air pollutants. Examples of sensitive receptors include hospitals, residences,
convalescent facilities, and schools. Office workers may also be considered sensitive receptors,
based on their proximity to sources of toxic air contaminants and that workers may be exposed
over the duration of their employment. The nearest sensitive receptors occur on the project site
along East Glenwood Avenue (ten, occupied single-family residences and one occupied mobile
home) and Golf Road (two occupied single-family residences). Other sensitive receptors include:

= Stanislaus Academy, approximately 0.32 miles east of the project’s south-eastern boundary;

* Cunningham Elementary School, approximately 0.25 miles northwest of the project’s
western boundary; and

= Valley Oaks School, approximately 0.34 miles northwest of the project’s western boundary.
Pollutants of Concern

For reasons described below in the Regulatory Setting section, the criteria pollutants of greatest
concern for the project area are ozone, PM10, and PM2.5. Although the Air Basin is in
attainment of the federal and State carbon monoxide standards, carbon monoxide is a pollutant of
concern, due to the potential for localized “hotspots” to occur. Other pollutants of concern are
toxic air contaminants and asbestos. The following provides a summary of the pollutants of
concern for the project area.

OZONE

Ozone is not emitted directly into the air but is formed by a photochemical reaction in the
atmosphere. Ozone precursors, which include ROG and NOx (ozone precursors are discussed
below), react in the atmosphere in the presence of sunlight to form ozone. Because
photochemical reaction rates depend on the intensity of ultraviolet light and air temperature,
ozone is primarily a summer air pollution problem. Often, the effects of emitted ROG and NOx
are felt a distance downwind of the emission sources. Ozone is subsequently considered a
regional pollutant. Ground-level ozone is a respiratory irritant and an oxidant that increases
susceptibility to respiratory infections and can cause substantial damage to vegetation and other
materials.
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Ozone can irritate lung airways and cause inflammation, much like a sunburn. Other symptoms
include wheezing, coughing, pain when taking a deep breath, and breathing difficulties during
exercise or outdoor activities. People with respiratory problems are most vulnerable, but even
healthy people who are active outdoors can be affected when ozone levels are high. Chronic
ozone exposure can induce morphological (tissue) changes throughout the respiratory tract,
particularly at the junction of the conducting airways and the gas exchange zone in the deep
lung. Anyone who spends time outdoors in the summer is at risk, particularly children and other
people who are more active outdoors. Even at very low levels, ground-level ozone triggers a
variety of health problems, including aggravated asthma, reduced lung capacity, and increased
susceptibility to respiratory illnesses like pneumonia and bronchitis.

Ozone also damages vegetation and ecosystems. It leads to reduced agricultural crop and
commercial forest yields; reduced growth and survivability of tree seedlings; and increased
susceptibility to diseases, pests, and other stresses such as harsh weather. In the United States
alone, ozone is responsible for an estimated $500 million in reduced crop production each year.
Ozone also damages the foliage of trees and other plants, affecting the landscape of cities,
national parks and forests, and recreation areas. In addition, ozone causes damage to buildings,
rubber, and some plastics.

Ozone is a regional pollutant, as the reactions forming it take place over time, and it materializes
downwind from the sources of the emissions. As a photochemical pollutant, ozone is formed
only during daylight hours under appropriate conditions, but it is destroyed throughout the day
and night. Thus, ozone concentrations vary, depending upon both the time of day and the
location. Even in pristine areas, some ambient ozone forms from natural emissions that are not
controllable. This is termed background ozone. The average background ozone concentrations
near sea level are in the range of 0.015 to 0.035 parts per million (ppm), with a maximum of
about 0.04 ppm.

REACTIVE ORGANIC GASES

Reactive organic gases (ROG) are defined as any compound of carbon, excluding carbon
monoxide, carbon dioxide, carbonic acid, metallic carbides or carbonates, and ammonium
carbonate, which participate in atmospheric photochemical reactions. ROG consist of
nonmethane hydrocarbons and oxygenated hydrocarbons. Hydrocarbons are organic compounds
that contain only hydrogen and carbon atoms. It should be noted that there are no state or federal
ambient air quality standards for ROG because they are not classified as criteria pollutants. They
are regulated, however, because a reduction in ROG emissions reduces certain chemical
reactions that contribute to the formulation of ozone. ROG are also transformed into organic
aerosols in the atmosphere, which contribute to higher PM10 levels and lower visibility.

Because ROG is an ozone precursor, the health effects associated with ROG emissions are due
its role in ozone formation and, as discussed above, not due to direct effects.
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NITROGEN OXIDES

During combustion of fossil fuels, oxygen reacts with nitrogen to produce nitrogen oxides or
NOx. This occurs primarily in motor vehicle internal combustion engines, and fossil fuel-fired
electric utility facilities and industrial boilers. The pollutant NOx is a concern because it is an
ozone precursor, which means that it helps form ozone. When NOx and ROG are released in the
atmosphere, they can chemically react with one another in the presence of sunlight and heat to
form ozone. NOXx can also be a precursor to PM10 and PM2.5.

One of the most important health effects associated with NOx emissions is related to its role in
ozone formation, as discussed above. Its role in the secondary formation of ammonium nitrate
results in particulate health effects described in the next section. Nitrogen dioxide (NO2) is the
largest and most important component of NOx. NO2 acts mainly as an irritant affecting the
mucosa of the eyes, nose, throat, and respiratory tract. Extremely high-dose exposure (as in a
building fire) to NO2 may result in pulmonary edema and diffuse lung injury. Continued
exposure to high NO2 levels can contribute to the development of acute or chronic bronchitis.
Low level NO2 exposure may cause increased bronchial reactivity in some asthmatics, decreased
lung function in patients with chronic obstructive pulmonary disease and increased risk of
respiratory infections, especially in young children.

PARTICULATE MATTER (PM10 AND PM2.5)

Particulate matter is the term for a mixture of solid particles and liquid droplets found in the air.
Some particles, such as dust, dirt, soot, or smoke, are large or dark enough to be seen with the
naked eye. Others are so small that they can only be detected using an electron microscope. The
size of particles is directly linked to their potential for causing health problems. Small particles
less than 10 micrometers (um) in diameter pose the greatest problems, because they can get deep
into lungs and the bloodstream. The United States Environmental Protection Agency (EPA)
health standards have been established for two categories of particulate matter:

= PMIO - “inhalable coarse particles” with diameters larger than 2.5 micrometers and smaller
than 10 micrometers; and

= PM2.5 — “fine particles,” with diameters that are 2.5 micrometers and smaller. For reference,
PM2.5 is approximately one-thirtieth the size of the average human hair.

Although the PM10 standard is intended to regulate “inhalable coarse particles” that ranged from
2.5 to 10 micrometers in diameter, PM10 measurements contain both fine and coarse particles.
These particles come in many sizes and shapes and can be made up of hundreds of different
chemicals.

Some particles, known as primary particles, are emitted directly from a source, such as
construction sites, unpaved roads, fields, smokestacks, or fires. Others form in complicated
reactions in the atmosphere from chemicals such as sulfur dioxides and nitrogen oxides that are
emitted from power plants, industrial activity, and automobiles. These particles, known as
secondary particles, make up most of the fine particle pollution in the United States.
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Particle exposure can lead to a variety of health effects. For example, numerous studies link
particle levels to increased hospital admissions and emergency room visits—and even to death
from heart or lung diseases. Both long- and short-term particle exposures have been linked to
health problems. Long-term exposures, such as those experienced by people living for many
years in areas with high particle levels, have been associated with problems such as reduced lung
function, the development of chronic bronchitis, and even premature death. Short-term exposures
to particles (hours or days) can aggravate lung disease, causing asthma attacks and acute
bronchitis, and may increase susceptibility to respiratory infections. In people with heart disease,
short-term exposures have been linked to heart attacks and arrhythmias. Healthy children and
adults have not been reported to suffer serious effects from short-term exposures, although they
may experience temporary minor irritation when particle levels are elevated.

CARBON MONOXIDE

Carbon monoxide (CO) is a colorless, odorless gas that is formed when carbon in fuel is not
burned completely. It is a component of motor vehicle exhaust, which contributes about 56
percent of all CO emissions nationwide. Other non-road engines and vehicles (such as
construction equipment and boats) contribute about 22 percent of all CO emissions nationwide.
Higher levels of CO generally occur in areas with heavy traffic congestion. In cities, 85 to 95
percent of all CO emissions may come from motor vehicle exhaust. Other sources of CO
emissions include industrial processes (such as metals processing and chemical manufacturing),
residential wood burning, and natural sources such as forest fires. Woodstoves, gas stoves,
cigarette smoke, and unvented gas and kerosene space heaters are sources of CO indoors.

Motor vehicles are the dominant source of CO emissions in most areas. CO is described as
having only a local influence because it dissipates quickly. High CO levels develop primarily
during winter, when periods of light winds combine with the formation of ground-level
temperature inversions (typically from the evening through early morning). These conditions
result in reduced dispersion of vehicle emissions. Because CO is a product of incomplete
combustion, motor vehicles exhibit increased CO emission rates at low air temperatures. High
CO concentrations occur in areas of limited geographic size, sometimes referred to as hot spots.
Since CO concentrations are strongly associated with motor vehicle emissions, high CO
concentrations generally occur in the immediate vicinity of roadways with high traffic volumes
and traffic congestion, active parking lots, and in automobile tunnels. Areas adjacent to heavily
traveled and congested intersections are particularly susceptible to high CO concentrations.

CO is a public health concern because it combines readily with hemoglobin, reducing the amount
of oxygen transported in the bloodstream. The health threat from relatively low levels of CO is
most serious for those who suffer from such heart-related diseases as angina, clogged arteries, or
congestive heart failure. For a person with heart disease, a single exposure to CO at low levels
may cause chest pain and reduce that person’s ability to exercise; repeated exposures may
contribute to other cardiovascular effects. High levels of CO can affect even healthy people.
People who breathe high levels of CO can develop vision problems, reduced ability to work or
learn, reduced manual dexterity, and difficulty performing complex tasks. At extremely high
levels, CO is poisonous and can cause death.
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TOXIC AIR CONTAMINANTS

A toxic air contaminant is defined as an air pollutant which may cause or contribute to an
increase in mortality or serious illness, or which may pose a hazard to human health. Toxic air
contaminants are usually present in minute quantities in the ambient air. However, their high
toxicity or health risk may pose a threat to public health even at very low concentrations. In
general, for those toxic air contaminants that may cause cancer, there is no concentration that
does not present some risk. In other words, there is no threshold level below which adverse
health impacts are not expected to occur. This contrasts with the criteria pollutants for which
acceptable levels of exposure can be determined and for which the state and federal governments
have set ambient air quality standards.

DIESEL PARTICULATE MATTER

The ARB identified the PM emissions from diesel-fueled engines as a toxic air contaminant in
August 1998 under California’s toxic air contaminant program. In California, diesel engine
exhaust has been identified as a carcinogen. Most researchers believe that diesel exhaust particles
contribute the majority of the risk.

DPM is emitted from both mobile and stationary sources. In California, on-road diesel-fueled
vehicles contribute approximately 40 percent of the statewide total, with an additional 57 percent
attributed to other mobile sources such as construction and mining equipment, agricultural
equipment, and transport refrigeration units. Stationary sources, contributing about 3 percent of
emissions, include shipyards, warehouses, heavy equipment repair yards, and oil and gas
production operations. Emissions from these sources are from diesel-fueled internal combustion
engines. Stationary sources that report diesel PM emissions also include heavy construction
(except highway) manufacturers of asphalt, paving materials and blocks, and electrical
generation.

DPM is a subset of PM2.5—diesel particles are typically 2.5 microns and smaller. In a
document published in 2002, the EPA noted that in 1998, diesel PM made up about 6 percent of
the total PM2.5 inventory nationwide. The complex particles and gases that make up diesel
exhaust have the physical properties of organic compounds that account for 80 percent of the
total particulate matter mass consisting of hydrocarbons and their derivatives and polycyclic
aromatic hydrocarbons and their derivatives. Fifteen polycyclic aromatic hydrocarbons are
confirmed carcinogens, a number of which are found in diesel exhaust. The chemical
composition and particle sizes of DPM vary among different engine types (heavy-duty, light-
duty), engine operating conditions (idling, accelerating, decelerating), expected load, engine
emission controls, fuel formulations (high/low sulfur fuel), and engine year.

Some short-term (acute) health effects of diesel exhaust exposure include eye, nose, throat, and
lung irritation, and exposure can cause coughs, headaches, light-headedness, and nausea. Diesel
exhaust is a major source of ambient PM pollution in urban environments. In a 2002 report from
the Office of Environmental Health Hazard Assessment (OEHHA) titled “Health Effects of
Diesel Exhaust Report”, it was noted that numerous studies have linked elevated particle levels
in the air to increased hospital admissions, emergency room visits, asthma attacks, and premature
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deaths among those suffering from respiratory problems. The National Toxicology Program
asserted that more serious, long-term health effects of diesel exhaust have demonstrated an
increased risk of lung cancer, although the increased risk cannot be clearly attributed to diesel
exhaust exposure in its 2005 Report on Carcinogens, Eleventh Edition.

ASBESTOS

Asbestos is the name given to a number of naturally occurring fibrous silicate minerals that have
been mined for their useful properties such as thermal insulation, chemical and thermal stability,
and high tensile strength. The three most common types of asbestos are chrysotile, amosite, and
crocidolite. Chrysotile, also known as white asbestos, is the most common type of asbestos found
in buildings. Chrysotile makes up approximately 90 to 95 percent of all asbestos contained in
buildings in the United States.

Project construction sometimes requires the demolition of existing buildings where construction
occurs. Buildings often include materials containing asbestos, this project involves the
demolition of existing structures where asbestos has been identified. Asbestos is also found in a
natural state, known as naturally-occurring asbestos. Exposure and disturbance of rock and soil
that naturally contain asbestos can result in the release of fibers to the air and consequent
exposure to the public. Asbestos most commonly occurs in ultramafic rock that has undergone
partial or complete alteration to serpentine rock (serpentinite) and often contains chrysotile
asbestos. In addition, another form of asbestos, tremolite, can be found associated with
ultramafic rock, particularly near faults. Sources of asbestos emissions include unpaved roads or
driveways surfaced with ultramafic rock, construction activities in ultramafic rock deposits, or
rock quarrying activities where ultramafic rock is present.

Exposure to asbestos is a health threat; exposure to asbestos fibers may result in health issues
such as lung cancer, mesothelioma (a rare cancer of the thin membranes lining the lungs, chest
and abdominal cavity), and asbestosis (a non-cancerous lung disease which causes scarring of the
lungs).

The California Geological Survey (CGS) provides information on the geology of asbestos
occurrences in California to a number of State, local and federal agencies, private industry,
consultants and the public. The CGS, along with the United States Geological Survey, prepared
the “Reported Historic Asbestos Mines, Historic Asbestos Prospects, and Other Natural
Occurrences of Asbestos in California” in 2011. According to the report, At least one occurrence
of asbestos is reported in 41 of California’s 58 counties. In addition, “areas of exposed ultramafic
rocks or serpentinite, common host rocks for asbestos, are present in 51 of the 58 counties”.

A review of the report and accompanying map shows the presence of ultramafic rocks or
serpentinite on the far west side of the County. Occurrences are greatest near and crossing over
the Santa Clara County boundary with Stanislaus County (Van Gosen and Clinkenbeard 2011).

3.3.3 REGULATORY SETTING

Air pollutants are regulated at the national, State, and air basin level; each agency has a different
degree of control. The United States Environmental Protection Agency (EPA) regulates at the
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federal level. The California Air Resources Board (ARB) regulates at the state level and
SIVAPCD regulates at the air basin level.

Federal

U.S. ENVIRONMENTAL PROTECTION AGENCY

The EPA addresses global, international, national, and interstate air pollution issues, and
policies. The agency also sets national vehicle and stationary source emission standards,
oversees approval of all State Implementation Plans, provides research and guidance in air
pollution programs, and sets National Ambient Air Quality Standards, also known as federal
standards. There are federal standards for six common air pollutants, called criteria air
pollutants, which were identified resulting from provisions of the Clean Air Act of 1970. The six
criteria pollutants are:

=  Ozone; = Carbon monoxide (CO);
= Particulate matter (PM10 and PM2.5); = Lead; and
= Nitrogen dioxide; =  Sulfur dioxide.

The federal standards were set to protect public health, including that of sensitive individuals;
thus, the standards continue to change as more medical research is available regarding the health
effects of the criteria pollutants.

State

CALIFORNIA AIR RESOURCES BOARD

The State Implementation Plan for the State of California is administered by the California Air
Resources Board (ARB), which has overall responsibility for statewide air quality maintenance
and air pollution prevention. A State Implementation Plan is prepared by each state describing
existing air quality conditions and measures that will be followed to attain and maintain National
Ambient Air Quality Standards. The State Implementation Plan incorporates individual federal
attainment plans for regional air districts. Federal attainment plans prepared by each air district
are sent to ARB to be approved and incorporated into the California State Implementation Plan.
Federal attainment plans include the technical foundation for understanding air quality (e.g.,
emission inventories and air quality monitoring) control measures and strategies and
enforcement mechanisms.

Additionally, the ARB also administers California Ambient Air Quality Standards for the 10 air
pollutants designated in the California Clean Air Act. The 10 state air pollutants are the six
criteria pollutants listed above, as well as visibility-reducing particulates such as hydrogen
sulfide, sulfates, and vinyl chloride. Visibility-reducing particles are suspended particulate
matter. Visibility is the distance through the air that an object can be seen without the use of
instrumental assistance. Vinyl chloride is a chlorinated hydrocarbon and a colorless gas with a
mild, sweet odor. Visibility-reducing particles and vinyl chloride are not assessed in this analysis
because the project would not be exposed to or generate those pollutants.
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Federal and State ambient air quality standards are summarized in Table 3.3-3.

Federal and State Ambient Air Quality Standards

Table 3.3-3

Pollutant Average Time California Standards' Federal Standards’
Concentration® Primary™*
Ozone (O3) 1 hour 0.09 ppm (180pg/m”’) -
8 hour 0.07 ppm (137 mg/m’) 0.075 ppm (147 pg/m’
Respirable Particulate 24 hour 50 pg/m’ 150 pg/m’
Matter (PM10) Annual arithmetic mean 20 pg/m’ -
Fine Particulate Matter 24 hour - 35 ug/m’
(PM2.5) Annual arithmetic mean 12 pg/m’ 15 pg/m’
Carbon Monoxide (CO) 8 hour 9.0 ppm (10 mg/m?) 9 ppm (10 mg/m?®)
1 hour 20 ppm (23 mg/m’) 35 ppm (40 mg/m’)

Nitrogen Dioxide (NO,)’

Annual arithmetic mean

0.030 ppm (57ug/m’)

0.053 ppm (100 ug/m’)

1 hour 0.18 ppm (339 pg/m’) 100 ppb (188 pg/m’)
Sulfur Dioxide (SO,)° 24 hour 0.04 ppm (105 pg/m’) 0.14 ppm
1 hour 0.25 ppm (655 pg/m’) 75 ppb (196 pg/m?)
Lead (Pb)"* 30-day average 1.5 pg/m’ —
Calendar quarter — 1.5 pg/m’
Rolling 3-month average" — 0.15 pg/m’
Visibility Reducing 8 hour see footnote 9 No
Particles’ Federal
Standards
Sulfates 24 hour 25 pg/m’
Hydrogen Sulfide 1 hour 0.03 ppm (42 pg/m°)
Vinyl Chloride® 24 hour 0.010 ppm (26 pg/m’)

Source: California Air Resources Board, June 4, 2012.

Notes: ppm = Parts Per Million, pg/m3 = micrograms per cubic meter, and mg/m3 = milligrams per cubic meter.

1. California standards for ozone, carbon monoxide (except Lake Tahoe), sulfur dioxide (1 and 24 hour), nitrogen dioxide,
suspended particulate matter — PM10, PM2.5, and visibility-reducing particles are values that are not to be exceeded. All others
are not to be equaled or exceeded. California ambient air quality standards are listed in the Table of Standards in Section 70200
of Title 17 of the California Code of Regulations.

2. National standards (other than ozone, particulate matter, and those based on annual averages or annual arithmetic mean) are
not to be exceeded more than once a year. The ozone standard is attained when the fourth highest eight hour concentration in a
year, averaged over three years, is equal to or less than the standard. For PM10, the 24-hour standard is attained when the
expected number of days per calendar year with a 24-hour average concentration of 150 pg/m3) is equal to or less than one. For
PM2.5, the 24-hour standard is attained when 98% of the daily concentrations, averaged over three years, are equal to or less than
the standard. Contact US EPA for further clarification and current federal policies.

3. Concentrations expressed first in units in which it was promulgated. Equivalent units given in parentheses are based on a
reference temperature of 25°C and a reference pressure of 760 torr. Most measurements of air quality are to be corrected to a
reference temperature of 25°C and a reference of 760 torr; ppm in this table refers to ppm by volume, or micromoles of pollutant
per mole of gas.

4. National Primary Standards: The levels of air quality necessary, with an adequate margin of safety, to protect the public health.
5. To attain this standard, the 3-year average of the 98th percentile of the daily maximum 1-hour average at each monitor within
an area must not exceed 0.100 ppm (effective January 22, 2010). Note that the EPA standards are in units of parts per billion
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(ppb). California standards are in units of parts per million (ppm). To directly compare the national standards to the California
standards the units can be converted from ppb to ppm. In this case, the national standards of 53 ppb and 100 ppb are identical to
0.053 ppm and 0.100 ppm, respectively

6. On June 2, 2010, the US EPA established a new 1-hour SO2 standard, effective August 23, 2010, which is based on the 3-year
average of the annual 99th percentile of the 1-hour daily maximum concentrations. EPA also proposed a new automated Federal
Reference Method (FRM) using ultraviolet technology, but will retain the older pararosaniline methods until the new FRM have
adequately permeated State monitoring networks. The EPA also revoked both the existing 24-hour SO2 standard of 0.14 ppm and
the annual primary standard of 0.030 ppm, effective August 23, 2010. The secondary SO2 standard was not revised at that time;
however, the secondary standard is undergoing separate review by EPA. Note that the new standard is in units of ppb California
standards are in units of ppm. To directly compare the new primary national standard to the California standard the units can be
converted to ppm. In this case, the national standard of 75 ppb is identical to 0.075 ppm.

7. The ARB has identified lead and vinyl chloride as ‘toxic air contaminants’ with no threshold level of exposure for adverse
health effects determined. These actions allow for the implementation of control measures at levels below the ambient
concentrations specified for these pollutants.

8. National lead standard, rolling 3-month average: final rule signed October 15, 2008.

9. Extinction coefficient of 0.23 per kilometer — visibility of ten miles or more (0.07 — 30 miles or more for Lake Tahoe) due to
particles when relative humidity is less than 70 percent. Method: Beta Attenuation and Transmittance through Filter Tape.

TOXIC AIR CONTAMINANT REGULATION

ARB’s toxic air contaminant program traces its beginning to the criteria pollutant program in the
1960s. For many years, the criteria pollutant control program has been effective at reducing toxic
air contaminants, since many volatile organic compounds and PM constituents are also toxic air
contaminants. During the 1980s, the public’s concern over toxic chemicals heightened. As a
result, citizens demanded protection and control over the release of toxic chemicals into the air.
In response to public concerns, the California legislature enacted the Toxic Air Contaminant
Identification and Control Act governing the release of toxic air contaminants into the air. This
law charges ARB with the responsibility for identifying substances as toxic air contaminants,
setting priorities for control, adopting control strategies, and promoting alternative processes.
ARB has designated almost 200 compounds as toxic air contaminants. Additionally, ARB has
implemented control strategies for a number of compounds that pose high health risk and show
potential for effective control.

In 2005, ARB approved an Air Toxics Control Measure (ATCM) to limit diesel-fueled
commercial motor vehicle idling to reduce emissions of toxics and criteria pollutants. The driver
of any vehicle subject to this section (1) shall not idle the vehicle’s primary diesel engine for
greater than 5 minutes at any location and (2) shall not idle a diesel-fueled auxiliary power
system for more than 5 minutes to power a heater, air conditioner, or any ancillary equipment on
the vehicle if it has a sleeper berth and the truck is located within 100 feet of a restricted area
(homes and schools).

NATURALLY OCCURRING ASBESTOS REGULATION

The ARB has an ATCM for construction, grading, quarrying, and surface mining operations
requiring the implementation of mitigation measures to minimize emissions of asbestos-laden
dust. This ATCM applies to road construction and maintenance, construction and grading
operations, and quarries and surface mines when the activity occurs in an area where naturally
occurring asbestos is likely to be found. Areas, such as the project site, are subject to the
regulation if they are identified on maps published by the Department of Conservation as
ultramafic rock units, or if the Air Pollution Control Officer or owner/operator has knowledge of
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the presence of ultramafic rock, serpentine, or naturally occurring asbestos on the site. The
ATCM also applies if ultramafic rock, serpentine, or asbestos is discovered during any operation
or activity.

CALIFORNIA AIR RESOURCES BOARD LAND USE HANDBOOK

The ARB adopted the Air Quality and Land Use Handbook: A Community Health Perspective
(Land Use Handbook) in 2005. The Land Use Handbook provides information and guidance on
siting sensitive receptors in relation to sources of toxic air contaminants. The sources of toxic air
contaminants identified in the Land Use Handbook are high-traffic freeways and roads,
distribution centers, rail yards, ports, refineries, chrome plating facilities, dry cleaners, and large
gasoline dispensing facilities. The proposed project does not fall within the sources identified in
the Handbook. If the project involves siting a sensitive receptor or source of toxic air
contaminant discussed in the Land Use Handbook, siting mitigation may be added to avoid
potential land use conflicts, thereby reducing the potential for health impacts to the sensitive
receptors.

Regional

SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT

The air pollution control agency for the Air Basin is the SJIVAPCD. The SJVAPCD is
responsible for regulating emissions primarily from stationary sources, certain area-wide sources,
and indirect sources. The SJVAPCD maintains air quality monitoring stations throughout the Air
Basin. The SJVAPCD, in coordination with eight countywide transportation agencies, is also
responsible for developing, updating, and implementing the Air Quality Plans (AQPs) for the Air
Basin. In addition, the SJIVAPCD has prepared the GAMAQI (2002), which sets forth
recommended thresholds of significance, analysis methodologies, and provides guidance on
mitigating significant impacts.

ATTAINMENT STATUS

There are three terms used to determine whether an air basin meets federal and State standards
which include attainment, nonattainment, and unclassified. Air basins are assessed for each
applicable pollutant and receive a designation for each standard based on that assessment. Each
standard has a different definition, or “form” of what constitutes attainment, based on specific air
quality statistics. For example, the federal 8-hour CO standard is not to be exceeded more than
once per year; therefore, an area is in attainment of the CO standard if no more than one 8-hour
ambient air monitoring values exceeds the threshold per year. In contrast, the federal annual
PM2.5 standard is met if the 3-year average of the annual average PM2.5 concentration is less
than or equal to the standard.

Areas are designated attainment or nonattainment on a per-pollutant basis. If an air basin exceeds
the “form” of a federal or State standard, then it is designated as “nonattainment” for that air
pollutant. An air basin is designated as “attainment” if all the standards for an air pollutant are
met. If there is inadequate or inconclusive data to make a definitive attainment designation for a
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pollutant, the air basin is identified as “unclassified”. The current attainment designations for the
Air Basin are shown in Table 3.3-4.

Table 3.3-4
Current Attainment Designations

Pollutant Designation Status
Federal' State’

Ozone — 1 Hour No Federal Standard® Nonattainment/Severe
Ozone — 8 Hour Nonattainment/Extreme” Nonattainment
PM10 Attainment’ Nonattainment
PM2.5 Nonattainment® Nonattainment
Carbon monoxide Attainment/Unclassified Attainment/Unclassified
Nitrogen dioxide Unclassified/Unclassified Attainment
Sulfur dioxide Attainment/Unclassified Attainment
Lead No Designation/Classification Attainment
Sulfates No Federal Standard Attainment
Hydrogen sulfide No Federal Standard Unclassified
Visibility-reducing particles No Federal Standard Unclassified
Source: San Joaquin Valley Air District, 2012.

Notes:

1. See 40 CFR Part 81

2. See CCR Title 17 Sections 60200-60210

3. Effective June 15, 2005, the U.S. Environmental Protection Agency (EPA) revoked the federal 1-hour ozone standard,
including associated designations and classifications. EPA had previously classified the STVAB as extreme nonattainment for this
standard. EPA approved the 2004 Extreme Ozone Attainment Demonstration Plan on March 8, 2010 (effective April 7, 2010).
Many applicable requirements for extreme 1-hour ozone nonattainment areas continue to apply to the SJTVAB.

4. Though the Valley was initially classified as serious nonattainment for the 1997 8-hour ozone standard, EPA approved Valley
reclassification to extreme nonattainment in the Federal Register on May 5, 2010 (effective June 4, 2010).

5. On September 25, 2008, EPA redesignated the San Joaquin Valley to attainment for the PM10 National Ambient Air Quality
Standard (NAAQS) and approved the PM10 Maintenance Plan.

6. The Valley is designated nonattainment for the 1997 PM2.5 NAAQS. EPA designated the Valley as nonattainment for the
2006 PM2.5 NAAQS on November 13, 2009 (effective December 14, 2009).

Federal nonattainment areas are further divided into classifications—severe, serious, or
moderate—as a function of deviation from standards. As of June 15, 2005, the EPA revoked the
I-hour ozone standard in all areas except the 8-hour ozone nonattainment Early Action Compact
Areas. Therefore, the federal 1-hour ozone standard is only applicable to certain areas. The
SJVAPCD is not listed as an Early Action Compact area; therefore, the federal 1-hour ozone
standard does not apply to the project area. However, the SIVAPCD is still subject to anti-
backsliding requirements such as continuation of 1-hour ozone control strategies.

As described above under federal and State regulatory agencies, a State Implementation Plan is a
federal requirement; each state prepares a plan to describe existing air quality conditions and
measures that will be followed to attain and maintain the National Ambient Air Quality
Standards. In addition, state ozone standards have planning requirements. However, state PM10
standards have no attainment planning requirements, but air districts must demonstrate that all
measures feasible for the area have been adopted.
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Current Air Quality Plans
OZONE PLANS

The Air Basin is designated nonattainment of State and federal health-based air quality standards
for ozone. To meet CAA requirements for the one-hour ozone standard, the SIVAPCD adopted
an Extreme Ozone Attainment Demonstration Plan in 2004, with an attainment date of 2010.
EPA revoked the federal 1-hour ozone standard and replaced it with an 8-hour standard.
Although EPA revoked the 1-hour ozone standard effective June 15, 2005, the requirement to
submit a plan for that standard remained in effect for the San Joaquin Valley. On June 30, 2009,
EPA proposed approval and partial disapproval of San Joaquin Valley’s 2004 Extreme Ozone
Attainment Plan for 1-hour ozone. EPA proposed to approve the plan revisions for the San
Joaquin Valley as meeting applicable Clean Air Act requirements, except for the provision
addressing the reasonably available control technology requirements that the State withdrew. On
December 11, 2009, the final approval of the San Joaquin Valley’s 2004 Extreme Ozone
Attainment Demonstration Plan was signed by EPA. The plan, prepared by the SJVAPCD,
showed that the area would have in place the controls necessary to meet the 1-hour ozone
standard by the area’s Clean Air Act deadline of 2010; however, the District was unable to show
attainment by the 2010 deadline. As a result, pursuant to Section 185 of the Clean Air Act, the
SIVAPCD Governing Board approved amendments to Rule 3170 to provide for a $12 per
vehicle fee to all motor vehicles registered in the Air Basin to achieve surplus emissions
reductions to remediate air pollution problems caused by motor vehicles. The vehicle fee will
sunset upon attainment of the one-hour ozone standard. An anticipated attainment date has not
been provided by the SIVAPCD.

The Air Basin is classified as serious nonattainment for the federal 8-hour ozone standard with
an attainment date of 2013. On April 30, 2007, the SIVAPCD’s Governing Board adopted the
2007 Ozone Plan, which contained analysis showing a 2013 attainment target to be unfeasible.
The 2007 Ozone Plan details the plan for achieving attainment on schedule with an “extreme
nonattainment” deadline of 2026. At its adoption of the 2007 Ozone Plan, the SJVAPCD also
requested a reclassification to extreme nonattainment. The ARB approved the plan in June 2007.

In December 2008, the SIVAPCD adopted the “Amendment to the 2007 Ozone Plan to Extend
the Rule Adoption Schedule for Organic Waste Operations”. This amendment revised a table of
the 2007 plan to extend the completion date for the Composting Green Waste control measure to
the fourth quarter of 2010. This extension allows time for further study before rule adoption, and
this rule extension does not impact reasonable further progress or the attainment demonstration.
EPA proposed approval of the 2007 Ozone Plan in October 2011.

State ozone standards do not have an attainment deadline but require implementation of all
feasible measures to achieve attainment at the earliest date possible.

PARTICULATE MATTER PLANS

The Air Basin was designated nonattainment of State and federal health-based air quality
standards for PM10. To meet Clean Air Act requirements for the PM10 standard, the SJTVAPCD
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adopted a PM10 Attainment Demonstration Plan (Amended 2003 PM10 Plan and 2006 PM10
Plan), which has an attainment date of 2010.

The SIVAPCD adopted the 2007 PM10 Maintenance Plan and Request for Redesignation (2007
PM10 Plan) on September 20, 2007. The 2007 PM10 Plan contains modeling demonstrations
that show the Air Basin will not exceed the federal PM10 standard for 10 years after the
expected EPA redesignation, monitoring, and verification measures, and a contingency plan.
Even though EPA revoked the federal annual PM10 standard, the 2007 PM10 Maintenance Plan
addresses both the annual and 24-hour standards because both standards were included in the
EPA-approved State Implementation Plan. EPA finalized the determination that the Air Basin
attained the PM10 standards on October 17, 2007, effective October 30, 2007. On September 25,
2008, EPA redesignated the Air Basin as attainment for the federal PM10 standard and approved
the PM10 Maintenance Plan.

State PM10 standards have no attainment planning requirements, but air districts must
demonstrate that all measures feasible for the area have been adopted.

The Air Basin is designated nonattainment for federal PM2.5 standards. EPA set their first
PM2.5 standards in 1997, and they strengthened the 24-hour standard in 2006. Building upon the
strategy used in the 2007 Ozone Plan, the SJVAPCD agreed to additional control measures to
reduce directly produced PM2.5. The SJVAPCD’s Governing Board adopted the 2008 PM2.5
Plan on April 30, 2008. The plan estimates that the SJTVAB will reach the PM2.5 standard by
2014. The ARB approved the Plan on May 22, 2008. EPA approved most provisions of the 2008
PM2.5 Plan effective January 9, 2012. The SIVAPCD’s plan addressing EPA’s 2006 revised
PM2.5 standard was due to EPA in December 2012.

RULES APPLICABLE TO THE PROJECT

The SIVAPCD rules and regulations that apply to this project include but are not limited to the
following:

SIVAPCD Rule 2201 — New and Modified Stationary Source Review;

SJIVAPCD Rule 3180 — Administrative Fees for Indirect Source Review (ISR). The purpose of
this rule is to recover the SIVAPCD’s costs for administering the requirements of Rule 9510
(Indirect Source Review);

SJIVAPCD Rule 4002 - National Emissions Standards for Hazardous Air Pollutants. The purpose
of the rule is to incorporate the National Emission Standards for Hazardous Air Pollutants from
Part 61, Chapter I, Subchapter C, Title 40, Code of Federal Regulations and the National
Emission Standards for Hazardous Air Pollutants for Source Categories from Part 63, Chapter I,
Subchapter C, Title 40, Code of Federal Regulations to protect the health and safety of the public
from hazardous air pollutants, such as asbestos;
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SJIVAPCD Rule 4102 — Nuisance. The purpose of this rule is to protect the health and safety of
the public, and applies to any source operation that emits or may emit air contaminants or other
materials;

SJIVAPCD Rule 4601 — Architectural Coatings. The purpose of this rule is to limit Volatile
Organic Compounds (VOC) emissions from architectural coatings. Emissions are reduced by
limits on VOC content and providing requirements on coatings storage, cleanup, and labeling;

SJIVAPCD Rule 4641 — Cutback, Slow Cure, and Emulsified Asphalt, Paving and Maintenance
Operations. The purpose of this rule is to limit VOC emissions from asphalt paving and

maintenance operations. If asphalt paving will be used, then the paving operations will be subject
to Rule 4641;

SIVAPCD Rule 4901 - Wood Burning Fireplaces and Wood Burning Heaters. This rule would
apply to the residential component of the project;

SIVAPCD Regulation VIII — Fugitive PM10 Prohibitions. Rule 8011-8081 are designed to
reduce PM10 emissions (predominantly dust/dirt) generated by human activity, including
construction and demolition activities, road construction, bulk materials storage, paved and
unpaved roads, carryout and trackout, etc.;

SIVAPCD Rule 9410 — Employer Based Trip Reduction. The purpose of this rule is reduce
vehicle miles traveled (VMT) from private vehicles used by employees to commute to and from
their worksites to reduce emissions of NOx, VOC and PM. The rule would require larger
employers (those with 100 or more eligible employees) to establish employee trip reduction
programs to reduce VMT, reducing emissions associated with work commutes. The rule uses a
menu-based Employer Trip Reduction Implementation Plan and periodic reporting requirements
to evaluate performance on a phased-in compliance schedule; and

SJIVAPCD Rule 9510 — Indirect Source Review. This rule reduces the impact of NOx and PM10
emissions from growth on the Air Basin. The rule places application and emission reduction
requirements on development projects meeting applicability criteria in order to reduce emissions
through onsite mitigation, offsite SJTVAPCD-administered projects, or a combination of the two.
This rule applies to new developments seeking a final discretionary approval that are over a
certain threshold size. Any of the following projects require an application to be submitted unless
the projects have mitigated emissions of less than two tons per year each of NOx and PM10.
Projects that are at least:

= 50 residential units;

= 2,000 square feet of commercial space;

= 9,000 square feet of educational space;

= 10,000 square feet of government space;

= 20,000 square feet of medical or recreational space;
= 25,000 square feet of light industrial space;

= 39,000 square feet of general office space;

= 100,000 square feet of heavy industrial space; and
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= Or, 9,000 square feet of any land use not identified above.

Compliance with SIVAPCD Rule 9510 reduces the emissions impact of the project through
incorporation of onsite measures as well as payment of an offsite fee that funds emission
reduction projects in the Air Basin. The emissions analysis for Rule 9510 is highly detailed and
is dependent on the exact project design that is expected to be constructed or installed.
Compliance with Rule 9510 is separate from the CEQA process, though the control measures
used to comply with Rule 9510 may be used to mitigate CEQA impacts. Minor changes to
project components between the CEQA analysis and project construction often occur. An
example of such a change is a change in construction year, operational year, etc. The amounts of
emission reductions required by Rule 9510 are:

Construction Exhaust: 20 percent of the total NOx emissions; and
45 percent of the total PM10 emissions.

Operational Emissions: 33 percent of NOx emissions over the first 10 years; and
50 percent of the PM 10 emissions over the first 10 years.

Rule 9510 requires the submission of an Air Impact Assessment application to the STVAPCD no
later than applying for the final discretionary permit. The proposed project will comply with this
requirement at the time final discretionary permits are sought.

STANISLAUS COUNCIL OF GOVERNMENTS/REGIONAL TRANSPORTATION
PLAN

Stanislaus Council of Governments (StanCOG) is the Metropolitan Planning Organization
(MPO) for the Stanislaus Region, as designated by the federal government, and the Regional
Transportation Planning Agency (RTPA) as designated by the State of California. A MPO/RTPA
is a public organization that works with local governments and citizens in its region by dealing
with issues and needs that cross city and county boundaries.

StanCOG is a council of city and county governments comprised of the cities of Ceres, Hughson,
Modesto, Newman, Oakdale, Patterson, Riverbank, Turlock, and Waterford, and the County of
Stanislaus, that was established in 1971 by a Joint Powers Agreement to address regional
transportation issues. It is responsible for developing and updating a variety of transportation
plans and for allocating the federal and State funds to implement them. While regional
transportation planning is its primary role, StanCOG is also involved in other issues that affect
the entire region, such as air quality.

2011 REGIONAL TRANSPORTATION PLAN

The 2011 Regional Transportation Plan (RTP) is the blueprint used to address the many
challenges facing the transportation system. This long range plan contains an integrated set of
goals, objectives, and actions to maintain, manage, and improve the transportation system in
Stanislaus County through the year 2035.
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The plan’s strategy is to accommodate growth of the region by improving the movement of
goods and people while maximizing the benefit of each dollar spent on the transportation system.
At the core of the 2011 RTP are five goals:

= Mobility: Improve the opportunity and ability of people to travel between jobs, schools, and
homes; and to efficiently move goods;

= Safety and System Preservation: Operate and maintain the transportation system to ensure
public safety and to protect the region’s transportation investment;

= Environmental Quality: Consider the environmental impacts when making transportation
investments, and minimize direct and indirect impacts on the environment for cleaner air and
natural resources;

=  Economic/Community Vitality: Foster job creation and business attraction, retention and
expansion by improving the movement of goods, services and our local workforce while
revitalizing our communities; and

= Social Equity: Promote and provide equitable opportunities to access transportation services
for the full spectrum of the population. Ensure that economically, physically, and socially
disadvantaged groups have access to transportation services and share in benefits of
transportation improvements.

Conformity with air quality is performed by StanCOG on all regionally significant, non-exempt
transportation projects to ensure those projects conform to the Environmental Protection Agency
(EPA) regulations.

DRAFT STANCOG NON-MOTORIZED TRANSPORTATION MASTER PLAN (2013)

The Draft 2013 StanCOG Non-Motorized Transportation Master Plan will replace the 2008
StanCOG Non-Motorized Transportation Master Plan. In order to improve the bicycle and
pedestrian network, StanCOG along with other governments and agencies, and the communities
of Stanislaus County worked together in development of the plan. “The Plan provides both a
countywide understanding of existing conditions and countywide priority bicycle and pedestrian
network as well as existing conditions analysis and recommended network for the
unincorporated County and each of the nine Stanislaus County cities. The document structure
reflects this: Each jurisdiction has a specific stand-alone chapter, which can then by adopted by
local agencies”.

Chapter 11 of the plan was created for the city of Turlock. The plan provides an overview of the
current bicycle and pedestrian network, recommendations for improvements, and funding
strategies. The following recommended policies are included in Section 11.6 of the plan:

= Enforce bicycle parking ordinance and consider provision of long-term parking and support
facilities;
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* Consider adoption of a “Complete Streets” policy or “Routine Accommodation” type of
policy to encourage accommodation of bicyclists and pedestrians of all ages and experiences
levels with new construction or improvements to the public right-of-way;

= Develop, adopt, and implement ADA Implementation Plan to guide inventory accessibility
needs and to guide future improvements; and

* When completing traffic analysis, collect bicycle and pedestrian volumes at each study
location to address safety and circulation issues for those modes.

Education and encouragement programs include recommendations to schools on how to
implement and enforce rules for safety measures.

SAN JOAQUIN VALLEY REGIONAL BLUEPRINT

In early 2006 the eight Councils of Governments in the San Joaquin Valley came together in an
unprecedented effort to develop a coordinated valley vision — the San Joaquin Valley Regional
Blueprint. This eight-county venture is being conducted in each county, and has recently been
integrated to form a preferred vision for future development throughout the Valley to the year
2050.

On April 1, 2009 the San Joaquin Valley (SJV) Regional Policy Council reviewed the Valley
COGs’ collaborative work on the Blueprint and took the following actions:

= Adopted a list of Smart Growth Principles to be used as the basis of Blueprint planning in the
San Joaquin Valley; and

= Adopted Scenario B+ as the Preferred Blueprint Growth Scenario for the San Joaquin Valley
to the year 2050. This preferred scenario will serve as guidance for the Valley’s local
jurisdictions with land use authority as they update their general plans.

Local
CITY OF TURLOCK
Turlock General Plan

The City of Turlock is the local government with the authority over land-use decisions for this
project. The project is subject to the Turlock General Plan.

On September of 2012, the City of Turlock adopted its new General Plan. The 2030 Turlock
General Plan includes policies for addressing air quality and greenhouse gas emissions in
“Chapter 8 Air Quality and Greenhouse Gases” of the plan. The proposed project is required to
follow the City of Turlock’s rules and regulations pertaining to air quality, as well as those of the
SIVAPCD, ARB, and EPA. Mitigation measures previously developed and adopted as part of
the General Plan’s EIR, are automatically applied to Chapter 8.
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In response to Assembly Bill (AB) 170, the City adopted the Air Quality and Greenhouse Gases
Element of the General Plan, which provides data on air quality attainment and standards for
criteria air pollutants. The plan also includes local, regional, State, and federal programs and
regulations as well as a comprehensive set of guiding and implementing policies. The following
General Plan policies are applicable to the project:

Air Quality and Greenhouse Gases Policies

Guiding Policies

Policy 8.1-a Prioritize Air Quality in Local Planning. Continue efforts to improve air
quality in Turlock by integrating air quality analysis and mitigation in land use
and transportation planning, environmental review, public facilities and
operations, and special programs.

Policy 8.1-b  Participate in Regional Efforts. Cooperate with the San Joaquin Valley Air
Pollution Control District and Stanislaus Council of Governments in developing
and implementing air quality regulations and incentives.

Implementing Policies
Coordination

Policy 8.1-c ~ Coordination with Other Agencies. Work with neighboring jurisdictions and
affected agencies to address cross-jurisdictional and regional transportation and
air quality issues.

Transportation and Land Use

Policy 8.1-d  Transportation and Residential Density. Designate residential land uses to be
higher density than in the past in order to meet population demand and reduce
total vehicle miles travelled.

Policy 8.1-e  Establish Land Use Pattern That Supports Trip Reduction. Establish land
use pattern that enables alternatives to automobile use and reduces trip lengths,
including transit oriented, mixed use development and neighborhood
commercial areas.

Policy 8.1-f  Plant and Maintain Trees in Streets and Parks. Adopt a comprehensive tree-
planting and maintenance program that recognizes the effect of air pollutants on
trees and the role trees can play in removing particulate matter and gaseous
pollutants. Provide a viable financing program, particularly in older
neighborhoods that are not in a landscape and lighting assessment district.

See also policies in Sections 5.2: Roadway Network, Standards and
Improvements and 6.3: Street Design and Connectivity relating to street trees.
Studies have shown that immediately adjacent to arterial streets, the lead content
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of air can be about 15 times as high as “normal.” Hardy trees, or those adapted
to such conditions, are likely to do much better over time with less care than
trees that are unsuited. Rows of trees planted close together and selected and
spaced to provide a buffer between the streets and the surrounding areas (such as
by a combination of low and high branching trees planted in alternate rows) can
be effective in filtering fumes and particulate matter.

The update of the street tree ordinance should also consider reducing existing
spacing standards between trees. Spacing standards vary from 40 to 60 feet for
all streets on the list; in older areas, such as along Sycamore Street, tall trees are
planted as close as 20 feet apart. Shade trees also reduce radiation heating (the
“heat island effect,”) helping to cool the urban environment and reduce peak
energy use, and consequently reduce both ozone formation and greenhouse gas
production.

Policy 8.1-g  Reduce Roadway Dust. Improve City roads to reduce dust to the greatest extent
feasible by planting shoulders and medians. Dust from roadways contributes to
PM10 pollution

Policy 8.1-h  Protect Sensitive Receptors from Toxic Air Emissions. For all new
development, maintain a minimum 300-foot overlay zone on either side of
Highway 99 within the Study Area to protect sensitive receptors from toxic air
emissions, with the goal of providing a 500-foot buffer. Within this overlay,
avoid approval of new sensitive land uses, and for those projects permitted,
require site-specific project design improvements (such as higher-performance
windows and HVAC systems) in order to reduce public health risks associated
with poor air quality in these locations.

Sensitive receptors are those segments of the population most susceptible to poor
air quality, such as children, the elderly, and those with pre-existing serious
health problems affected by air quality. Land uses where sensitive receptors are
most likely to spend time include, but are not limited to, hospitals and other
medical facilities, schools and school yards, senior centers, child care centers,
parks and playgrounds, and residential communities. In