ATTACHMENT C

Resolution No. 2020'05‘1 4‘050 1 '0 1
STOCKTON PLANNING COMMISSIO

RESOLUTION RECOMMENDING THE CITY COUNCIL ADOPT AN ADDENDUM TO
THE MITIGATED NEGATIVE DECLARATION AND MITIGATION MONITORING AND
REPORTING PLAN FOR THE PROPOSED CAR WASH DEVELOPMENT PROJECT,
LOCATED AT THE SOUTHEAST CORNER OF EIGHT MILE ROAD AND THORNTON
ROAD (P19-0411)

On October 26,2017, Planning Commission approved Resolution 2017-10-26-
0501 for development of the ‘Thornton Road/Eight Mile Road ARCO Station’ project,
which - proposed a commercial development of approximately 2.1 acres on an
approximately 10.1-acre site, with the remaining 8.0 acres available for planned high-
density residential development. The project included a car wash. When approving the
overall commercial development; and

Prior to approving the aforementioned project, the City Council adopted a Mitigated
Negative Declaration (MND) in accordance with the Califomia Environmental Quality Act
(CEQA) and amended the General Plan Land Use Map from High Density Residential to
Commercial, and amended the Zoning Map from RH (Residential, High Density) to CG
(Commercial, General) allowing for the commercial center development via Resolution
No. 2018-01-23-1502 and Ordinance No.2018-01-23-1502; and

The applicant now proposes a General Plan Amendment for 0.37 acres from High-
Density Residential to Commercial; Rezoning from RH (Residential, High-Density) to CG
(Commercial, General); Use Permit; and Design Review to allow construction and
operation of an automated car wash based on a modified site plan compared to the
original project layout; and

The Planning Commission has considered the above changes to the originaliy
approved project under CEQA Guidelines section 15162 and determined that there is no
substantial evidence that the project, as revised, would have a significant effect beyond
which was identified in the previously adopted MND. Therefore, a Subsequent MND is
not required pursuant to CEQA and this Addendum was, instead, prepared in accordance
with CEQA Guidelines section 15164 as the appropriate environmental document; and

The Addendum contains minor revisions to the adopted IS/MND, including a
detailed description of changes in the project and the environmental effects resuiting from
those changes (which include the freestanding car wash facility, and corresponding minor
reduction in the size of the adjoining future multi-family residential development). The
- Addendum also documents the basis for a revision to a previously adopted mitigation
measure relating to the topic of noise. A copy of the Addendum is provided as an exhibit
to this Resolution; and ~

On May 4, 2020, a public notice for the subject application was published in local
newspaper in accordance with Stockton Municipal Code (SMC) Section 16.88.030; and
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On May 14, 2020, the Planning Commission conducted a public hearing on the
application, in compliance with SMC Section 16.116.040(D), at which point all persons
wishing to be heard were provided such opportunity; now, therefore,

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF
STOCKTON, AS FOLLOW:

A. The foregoing recitals are true and correct and incorporated by reference.

B. Based on its review of the entire record herein, the Planning Commission makes
the following recommended findings to City Council.

Addendum to the Mitigated Negative Declaration

C. Based on its review of the entire record herein, including the May 14, 2020, Planning
Commission staff report, all supporting, referenced, and incorporated documents, and
all comments received, the Planning Commission hereby recommends that City
Council:

1. Adoptan Addendum to the Mitigated Negative Declaration and Mitigation
Monitoring Plan included as Exhibit 1.

PASSED, APPROVED, and ADOPTED May 14, 2020

(g i —
WAQAR RIZVI, CHAIR
City of Stockton Planning Commission

I

MICHAEL MCDOWELL, SECRETARY
City of Stockton Planning Commission
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1.0 INTRODUCTION

In 2017, the City of Stockton (City) approved development of the Thornton Road/Eight
Mile Road ARCO Station project (“the project”). The project proposed a commercial
development of approximately 2.11 acres on an approximately 10.09-acre site (Figures 1-
1 through 1-5), with the remaining 7.98 acres available for future high-density residential
development. The proposed commercial development in the western portion of the project
site consisted of an ARCO AM/PM fueling station with a convenience store and an
automated car wash structure, a fast-food restaurant, and a retail building. In accordance
with the California Environmental Quality Act (CEQA), an Initial Study/Mitigated
Negative Declaration (IS/MND) was prepared for the project and was circulated for public
and agency review. The IS/MND was adopted by the Stockton City Council prior to project
approval on January 23, 2018.

Since the IS/MND was adopted and the project was approved, the project applicant has
proposed changes to the commercial development. The approved car wash would become
a larger, stand-alone facility, which would be separated from the convenience store located
in the southeast corner of the commercial area. Also, the proposed retail building would be
eliminated. All other components of the commercial development would remain the same.

This document is an Addendum to the adopted IS/MND, which is hereby incorporated by
reference. A copy of the adopted IS/MND may be reviewed at the Stockton Community
Development Department office at 345 N. El Dorado Street in Stockton or online at
http://www.stocktongov.com/government/departments/communityDevelop/cdPlanEnv.ht
ml.

This Addendum addresses the potential environmental effects of proposed project
modifications under CEQA. The Addendum contains minor revisions to the adopted
IS/MND, including a detailed description of changes in the project and the environmental
effects resulting from those changes. The Addendum does not identify any new or
substantially more severe environmental effects than were identified in the adopted
IS/MND, nor does it identify the need for new or more effective mitigation measures than
those described in the adopted IS/MND.

As required by CEQA, the City adopted a Mitigation Monitoring and Reporting Program
(MMRP) prior to adopting the IS/MND and approving the project. The MMRP, available
in Appendix A of this Addendum, describes the mitigation measures that are required to
be implemented by the project throughout its construction and operation. Since the
modified project will not result in new or substantially more severe environmental effects,
or require new or more effective mitigation measures, the adopted MMRP remains
applicable to the project.

Thornton/Eight Mile ARCO Addendum 1 November 2019
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2.0 CEQA PROVISIONS RELATED TO THE ADDENDUM

In general, the certification of an EIR or the adoption of a Negative Declaration or
Mitigated Negative Declaration closes the CEQA review process for a project. However,
when there are changes to a project or its circumstances that require revisions to the CEQA
document, CEQA offers options to streamline the subsequent environmental review. These
include preparation of a subsequent EIR or Negative Declaration, a supplement to an EIR,
or an addendum to the previous document. CEQA Guidelines Section 15162 describes the
conditions under which a subsequent CEQA document shall be prepared. Section 15164
describes when use of an Addendum is appropriate, with reference to Sections 15162.

CEQA Guidelines Section 15162(a) states that once an EIR has been certified or a Negative
Declaration has been adopted for a project, no subsequent CEQA documentation shall be
prepared for that project unless the lead agency determines one or more of the following:

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

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

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

(A) The project will have one or more significant effects not discussed in the
previous EIR or Negative Declaration;

(B) Significant effects previously examined will be substantially more severe
then shown in the previous EIR;

(C) Mitigation measures or alternatives previously found to be not feasible
would in fact be feasible, and would substantially reduce one or more
significant effects of the project, but the project proponents decline to adopt
the mitigation measure or alternative; or

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

Thornton/Eight Mile ARCO Addendum 7 November 2019
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CEQA Guidelines Section 15164 provides that an addendum may be used to make "minor
technical changes or additions" that are necessary to assure that the adopted IS/MND is
"adequate under CEQA," provided that no new important "issues about the significant
effects on the environment" are raised. The provisions of Section 15164 are outlined
below.

(a) [Refers only to EIRs]

(b) An addendum to an adopted negative declaration may be prepared if only minor
changes or additions are necessary or none of the conditions described in Section
15162 calling for the preparation of a subsequent EIR or negative declaration
have occurred.

(¢) An addendum need not be circulated for public review but can be included in or
attached to the final EIR or adopted negative declaration.

(d) The decision-making body shall consider the addendum with the final EIR or
adopted negative declaration prior to making a decision on the project.

(e) A brief explanation of the decision not to prepare a subsequent EIR pursuant to
Section 15162 should be included in an addendum to an EIR, the lead agency’s
required findings on the project, or elsewhere in the record. The explanation must
be supported by substantial evidence.

As is discussed in this document, the revisions to the approved project do not meet any of
the criteria of CEQA Guidelines Section 15162; therefore, preparation of a subsequent
document (e.g., new Negative Declaration) is not required. The project changes would not
have any significant effects that were not discussed in the adopted IS/MND, and none of
the significant effects identified in the adopted IS/MND would be substantially more severe
than were described for the approved project. Also, all the effects identified as potentially
significant in the adopted IS/MND can be reduced to a level that would be less than
significant with application of the mitigation measures described in the adopted IS/MND,
which were agreed to by the project applicant. No additional mitigation measures would
be required.

Thornton/Eight Mile ARCO Addendum 8 November 2019
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3.0 CHANGES IN PROPOSED PROJECT AND/OR ITS
CIRCUMSTANCES

This chapter generally describes the Thornton Road/Eight Mile Road ARCO Station
project and discusses whether any changes to the Project Description or to the
circumstances surrounding the project as they relate to the proposed project changes would
be considered “major,” consistent with the criteria set forth in CEQA Guidelines Section
15162. These changes are considered in Chapter 4.0 to determine whether any new
environmental impacts would occur or if previously identified significant impacts would
be substantially more severe. In each section of Chapters 3.0 and 4.0, a summary of
conditions as described in the adopted IS/MND is presented, along with any changes to the
project or the circumstances under which the project would be undertaken. The changes
are then evaluated as to whether they would be substantial enough to warrant additional
CEQA review.

3.1 CHANGES TO IS/MND CHAPTER 1.0 INTRODUCTION

Chapter 1.0 in the adopted IS/MND provided an overview of the Thornton Road/Eight
Mile Road ARCO Station project, the type and use of the IS/MND, the IS/MND
organization, and the CEQA process for the IS/MND. Since adoption of the IS/MND, the
following actions were approved by the City Council on January 23, 2018:

e The City of Stockton General Plan designation on the commercial development
area outlined in the approved project was changed from High Density Residential
to Commercial (Resolution 2018-01-23-1502).

e The zoning of the commercial development area outlined in the approved project
was changed from RH (Residential, High Density) to CG (Commercial, General)
(Ordinance 2018-01-23-1502).

e A Precise Road Plan Amendment to the Eight Mile Road Specific Plan was
approved to create a right-in and right-out driveway on Eight Mile Road, along with
relinquishment of access restriction on Eight Mile Road (Resolution 2018-01-23-
1502).

e A relinquishment of access restriction on Thornton Road was approved to allow a
right-in and right-out driveway on Thornton Road. Also, a Design Review for all
buildings proposed on the site was approved (Resolution 2018-01-23-1502).

The following Use Permit and Tentative Parcel map were approved by the Planning
Commission on October 26, 2017:

e A Use Permit was approved to allow the establishment of a gasoline station and
convenience store with the off-sale of beer and wine (Resolution 2017-10-26-
0501).

Thornton/Eight Mile ARCO Addendum 9 November 2019
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e A Parcel Map subdividing the project site into four parcels was approved by the
City and was recorded by San Joaquin County. Three of the parcels cover the
proposed commercial area, while the fourth parcel includes the area planned for
future residential development (Resolution 2017-10-26-0501).

The portion of the project site originally proposed for a fast-food restaurant has been sold
to another property owner. The restaurant site is within the northern portion of Parcel 3 of
the Parcel Map. A building permit for a fast-food restaurant (Burger King) on this site was
submitted to the Building and Safety Division. A Design Review application has been
submitted to Planning and Engineer Service Division for processing. This Addendum
considers the potential impacts of development of the fast-food restaurant as it was
considered in the adopted IS/MND.

The above-described changes are within the scope of the project as described in the adopted
IS/MND.

3.2 CHANGES TO IS/MND CHAPTER 2.0 PROJECT DESCRIPTION

Project as Originally Approved

The approved Thornton Road/Eight Mile Road ARCO Station project is described in detail
in the adopted IS/MND. In summary, the approved project proposed to construct an ARCO
fueling station and other commercial structures on 2.11 acres of an approximately 10.09-
acre site at the intersection of Eight Mile Road and Thornton Road in north Stockton.

The project included three commercial structures: an ARCO gasoline station and AM/PM
convenience store of approximately 3,799 square feet, a fast-food restaurant of
approximately 3,462 square feet, and a retail building of approximately 4,000 square feet.
The gasoline station would have 16 fuel dispensing pumps. A car wash would be attached
to the convenience store building, and the fast-food restaurant would have a drive-through.
Access would be provided from both Thornton Road and Eight Mile Road.

The remaining 7.98 acres were not proposed for development as part of the project, but
they were designated for high-density residential development by the Stockton General
Plan. For the purposes of the prior CEQA analysis, it was assumed that a residential
complex consisting of three-story structures totaling 234 units — the maximum number of
units that could be developed under the existing High Density Residential land use
designation — ultimately would be constructed on this portion of the project site.

Proposed Land Use Actions

The project proposes an expansion of the southeastern and eastern portions of the
commercial development area by approximately 0.37 acres to accommodate the proposed
development shown in the revised site plan (Figure 3-1) resulting in total commercial
development of 2.48 acres, an approximately 17.5% increase from the proposed project.
As noted in Section 3.1 above, changes were made to the General Plan and zoning. The
proposed expansion would require a new General Plan amendment and to match those
granted to the approved commercial development. Figures 3-2 and 3-3 depict the proposed

Thornton/Eight Mile ARCO Addendum 10 November 2019
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General Plan amendment and zoning map amendment, respectively. An Administrative
Use Permit and Design Review are required to allow the establishment of a proposed drive-
through car wash facility. In addition, a lot line adjustment to the recently recorded Parcel
Map is proposed to accommodate the expanded commercial area.

With the proposed commercial area expansion, approximately 7.61 acres would remain
available on the parcel for future high-density residential development. Based on the
maximum allowable 29 dwelling units per acre under the High Density Residential
designation, the total maximum number of dwelling units that could be developed is 223
units, a decrease from 234 units considered in the adopted IS/MND. For analytical
purposes, this Addendum assumes 223 units would be constructed. Otherwise, conditions
related to the potential future high-density residential development would be the same as
described in the adopted IS/MND.

Revised Site Development Plan

The project proposes changes in approved land uses in the commercial area (see Figure 3-
1). The 4,000-square foot retail building originally proposed east of the convenience store
has been eliminated. The ARCO AM/PM fueling station/convenience store would remain
in the same place as under the approved site plan. The area for the approved fast-food
restaurant remains available, although development is not specified on the revised site plan,
and the area is no longer owned by the project applicant. As noted, a building permit for a
fast-food restaurant on this area has been submitted, so this portion of the CEQA analysis
has not changed. Access to the commercial project site would still be provided by one
driveway each from Thornton Road and Eight Mile Road.

The car wash, which was originally proposed as an attachment to the fueling
station/convenience store, would become a larger, stand-alone, drive-through facility and
would be relocated to the eastern portion of the commercial development area. The car
wash facility, with an approximate 4,978 square-foot footprint, would be a “tunnel” car
wash, an enclosed structure with a 140-foot conveyor to move vehicles through the wash
process from one end to the other; the structure would contain washing, waxing, rinsing,
and drying equipment. The car wash would have a water reclamation system installed
underground. Seven vacuum stations with parking spaces would be located adjacent to and
southeast of the car wash facility, and four vacuum stations with parking spaces would be
adjacent to and northwest of the facility. Additionally, seven vacuum stations with parking
spaces would be installed north of the car wash facility near Eight Mile Road.

Access to the project site would remain as described in the adopted IS/MND — one
driveway from Thornton Road and one driveway from Eight Mile Road. The Eight Mile
access would be consistent with the Eight Mile Road Precise Road Plan as amended on
January 23, 2018.

Table 3-1 provides a summary of permits and approvals that would be required for the
project. Some of the previous approvals that applied to the original project remain valid for
the revised project, such as the Eight Mile Road Precise Road Plan amendment, access
restriction relinquishments along Eight Mile Road and Thornton Road, and the Use Permit
for the gasoline station/convenience store.

Thornton/Eight Mile ARCO Addendum 11 November 2019
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TABLE 3-1
REQUIRED PERMITS AND APPROVALS

Agency

Permit/Approval

City of Stockton, City Council

Adoption of General Plan Amendment
Adoption of change to zoning map

Approval of Lot Line Adjustment

Development Department

City of  Stockton,  Planning | Recommendations to the City Council if required
Commission
City of Stockton, Community | Approval of site plan

Design Review

City of Stockton, Municipal Utilities
Department

Approval of construction and connection plans,
project specifications

City of Stockton, Department of
Public Works

Encroachment permit for construction in City
roads

San Joaquin Valley Air Pollution

Review and approval of fuel tanks and pumps

Control District

3.3 CHANGES TO IS/MND CHAPTER 3.0 ENVIRONMENTAL

CHECKLIST FORM

Changes to the environmental setting of the project, other than those described above, or
to the potential environmental effects and mitigation measures of the project, are described
in detail in Chapter 4.0 of this Addendum. In summary, after detailed review, no
environmental impacts related to the revised project that were not adequately addressed in
the adopted IS/MND were identified, and the revised project would not cause any
substantial increase in the severity of impacts described in the adopted IS/MND. However,
based on project revisions and results of a noise assessment of the revised project, existing
noise mitigation measures in the adopted IS/MND have been modified.

3.4 CHANGES TO IS/MND CHAPTER 4.0 SOURCES

Add the following references:

Bollard Acoustical Consultants. 2019. Environmental Noise Assessment, ARCO AM/PM
Car Wash at West Eight Mile Road & Thornton Road, Stockton, California.
November 7, 2019.

Thornton/Eight Mile ARCO Addendum 12 November 2019
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California Air Resources Board (ARB). 2017. The 2017 Climate Change Scoping Plan
Update: The Proposed Strategy for Achieving California’s 2030 Greenhouse Gas
Target (draft). January 20, 2017.

. 2018. California Greenhouse Gas Emission Inventory: 2000-2016. 2018 Edition.

California Department of Finance. 2018. Report E-5 - Population and Housing Estimates
for Cities, Counties, and the State, January 1, 2011-2018, with 2010 Benchmark.
Released May 1, 2018.

California Department of Forestry and Fire Protection (Cal Fire). 2007. Draft Fire Hazard
Severity Zones in LRA, San Joaquin County (map). October 2, 2007.

California Energy Commission. 2012. 2013 Building Energy Efficiency Standards for
Residential and Nonresidential Buildings. May 2012.

. 2018a. 2017 Integrated Energy Policy Report. CEC-100-2017-001-C. February
2018.

. 2018b. Electricity Consumption by County — San Joaquin County. Available
online at ecdms.energy.ca.gov/elecbycounty.aspx. Accessed July 26, 2018.

. 2018c. Gas Consumption by County — San Joaquin County. Available online at
ecdms.energy.ca.gov/gasbycounty.aspx. Accessed July 26, 2018.

City of Stockton. 2014. City of Stockton Climate Action Plan. Prepared by ICF
International. Adopted December 2014.

. 2018. Envision Stockton 2040 General Plan Update and Utility Master Plan Supplements
Draft EIR. Prepared by PlaceWorks. June 2018.

Coffman Associates, Inc. 2009. Airport Land Use Compatibility Plan Update, San Joaquin
County Aviation System, San Joaquin County, California. July 2009.

. 2016. Airport Land Use Compatibility Plan Update for Stockton Metropolitan
Airport. May 2016.

KD Anderson and Associates. 2019a. Eight Mile Road & Thornton Road Convenience
Center Project Revision — Traffic Analysis. March 15, 2019.
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U.S. Energy Information Administration (EIA). 2017. California State Energy Profile. Last
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4.0 POTENTIALLY SIGNIFICANT ENVIRONMENTAL
EFFECTS OF THE REVISED PROJECT

The City has considered the potential environmental effects of the revised Thornton
Road/Eight Mile Road ARCO project in comparison to the effects described in the adopted
IS/MND. The checklist below indicates the City’s analysis and conclusions regarding the
potential environmental effects of the revised project for each environmental issue required
to be discussed by the latest version of the CEQA Guidelines. The significance findings
are shown in the check boxes for each issue area, using the Initial Study checklist in CEQA
Guidelines Appendix G. Entries in the check boxes signify the following:

NC —No changes in impact analysis as presented in adopted IS/MND. This includes
impacts for which mitigation measures were prescribed if the mitigation measures
remain applicable.

LS — Minor changes that would have less of an environmental impact than either
analyzed in the adopted IS/MND or would have less of an environmental impact in
general.

The positioning of these entries indicates the impacts of the revised project; e.g., an entry
in the No Impact column indicates that the revised project would have no impact on the
environmental issue analyzed. As described in this chapter, none of the impacts described
in this Addendum would be new or more severe than those identified in the adopted
IS/MND.

Since adoption of the project IS/MND, the checklist in CEQA Guidelines Appendix G has
been revised to include two new environmental issues — Energy and Wildfire. Other
environmental issues in the checklist remain the same; however, some of the questions
associated with these issues have been revised or eliminated. Issues on the updated
checklist are considered in this Addendum; however, no new or more severe impacts were
identified as a result.
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4.1 AESTHETICS

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Have a substantial adverse effect on a scenic vista? NC
b) Substantially damage scenic resources, including, but not NC

limited to, trees, rock outcroppings, and historic buildings
within a state scenic highway?

¢) In non-urbanized areas, substantially degrade the existing NC
visual character or quality of public views of the site and its
surroundings? If the project is in an urbanized area, would
the project conflict with applicable zoning and other
regulations governing scenic quality?

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

NARRATIVE DISCUSSION

Environmental Setting

The setting for aesthetic issues is the same as that described in the adopted IS/MND. The
parcel remains vacant and contains only ruderal vegetation.

Environmental Impacts and Mitigation Measures

a) Scenic Vistas.

The adopted IS/MND stated that scenic vistas impacts would be less than significant. While
the revised project would increase the footprint and change its configuration, it would not
substantially change the building height. The result of the revised project would be an urban
commercial development of approximately the same size and design. As with the approved
project, the revised project would have no impact on scenic vistas.

b) Scenic Resources.

The adopted IS/MND stated that there are no identified scenic resources or scenic routes
in the project vicinity. As with the approved project, the revised project would have
physical effects on the existing aesthetic environment but no impact on scenic resources.

c¢) Visual Character and Quality.

The adopted IS/MND concluded that visual impacts would be less than significant. This
was based on the finding that commercial development would improve the aesthetics of
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the vacant project site, and both commercial and future residential development would be
subject to the City’s Design Review process to ensure compliance with the Citywide
Design Guidelines. The revised project would have the same visual impacts as described
in the adopted IS/MND. The visual impacts of the revised project would be less than
significant.

d) Light and Glare.

The adopted IS/MND noted that the project would add lighting to a site that currently has
none, which could negatively affect nearby residential areas as well as future residential
development. Mitigation Measure AES-1 would require preparation of a photometric plan
that demonstrates project lighting would be consistent with the standards under Stockton
Municipal Code Section 16.32.070(A). Implementation of this mitigation measure would
reduce project lighting impacts of both the approved and revised projects to a level that
would be less than significant. Impacts of the revised project would therefore be
unchanged.

4.2 AGRICULTURAL RESOURCES

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Convert Prime Farmland, Unique Farmland, or Farmland NC

of Statewide Importance, as shown on the maps prepared
pursuant to the Farmland Mapping and Monitoring Program
of the California Resources Agency, to non-agricultural use?

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

¢) Result in the conversion of forest land to non-forest use? NC

d) Involve other changes in the existing environment that, NC
due to their location or nature, could result in conversion of
Farmland to non-agricultural use?

NARRATIVE DISCUSSION

Environmental Setting

The setting for agricultural issues is the same as that described in the adopted IS/MND.
The project site was used for agricultural production in the past but is no longer in such
use. According to the State’s Farmland Mapping and Monitoring Program, lands on the
project site remain designated Farmland of Local Importance; however, farmlands so
designated do not meet the definition of Farmland set forth in the CEQA checklist.
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Environmental Impacts and Mitigation Measures
a) Agricultural Land Conversion.

The adopted IS/MND stated that no Farmland would be converted by the project. As with
the approved project, the revised project would have no impact on conversion of Farmland.

b) Zoning and Williamson Act.

The adopted IS/MND stated that the project site is not zoned for agriculture, nor is it under
a Williamson Act contract. The revised project would not alter these conditions, so it would
have no impact on these issues.

c) Forest Lands.

No forest lands are on the project site or in the vicinity. Neither the approved nor the revised
project would have an impact on forest lands.

d) Indirect Conversion of Farmland or Forest Land.

The adopted IS/MND notes the presence of agricultural lands north of the project site, but
the project would not extend infrastructure to this area. Urban development has occurred
west, south, and east of the project site. The revised project would not change these
conditions, so it would also have no impact regarding indirect conversion of agricultural
lands.

4.3 AIR QUALITY

Potentially ~ Less Than = Less Than  No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Conflict with or obstruct implementation of the applicable NC

Air Quality Attainment Plan?

b) Result in a cumulatively considerable net increase of any NC
criteria pollutant for which the project region is non-
attainment under an applicable federal or state ambient air
quality standard?

¢) Expose sensitive receptors to substantial pollutant NC
concentrations?
d) Result in other emissions (such as those leading to odors) NC

adversely affecting a substantial number of people?
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NARRATIVE DISCUSSION

Environmental Setting

The setting for air quality issues is the same as that described in the adopted IS/MND. The
San Joaquin Valley Air Basin remains in nonattainment status for State one-hour ozone,
federal eight-hour ozone, State PMio, and federal and State PM» 5 air quality standards.
SJVAPCD rules and regulations described in the adopted IS/MND, including Regulation
VIII for dust emissions and rules pertaining to emissions from fueling stations, remain in
force. Since adoption of the project IS/MND, the question in the Environmental Checklist
in CEQA Guidelines Appendix G regarding potential violation of air quality standards by
project emissions has been eliminated. Issues related to violations of air quality standards
are now part of the analysis related to consistency with adopted air quality plans.

Environmental Impacts and Mitigation Measures

a) Air Quality Plan Consistency.

The SJVAPCD has adopted several air quality plans intended to bring the San Joaquin
Valley Air Basin into compliance with both federal and State ambient air quality standards.
These plans include the 2013 Plan for the Revoked 1-Hour Ozone Standard, the 2007 8-
Hour Ozone Plan, the 2016 8-Hour Ozone Plan, the 2007 PM ;o Maintenance Plan, and the
2018 Plan for the 1997, 2006, and 2012 PM, 5 Standards, the latter adopted in November
2018. The SIVAPCD significance thresholds for project CEQA analysis were developed
in part to determine if project emissions would comply with the objectives of the adopted
air quality plans.

The changes in the proposed land uses in the commercial development area could affect
the emission volumes estimated in the adopted IS/MND. To determine any effect on
estimated emissions, a CalEEMod run was conducted for the commercial development area
with the project revisions. The estimated emissions from the proposed car wash are a rough
approximation, based on traffic counts taken at a comparable car wash in Sacramento.
Although the fast-food restaurant is no longer part of the project proposed by the project
applicant, potential emissions from this land use were still included in the CalEEMod run.

The detailed results of the CalEEMod run are available in Appendix B of this Addendum
and are summarized in Table 4-1 below. As indicated by Table 4-1, total estimated
emissions from the revised commercial project increased slightly from those for the
approved project as described in the adopted IS/MND. However, none of the pollutant
emissions from the revised project exceed the STVAPCD significance thresholds.
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COMMERCIAL DEVELOPMENT, APPROVED AND REVISED PROJECTS
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2

SJVAPCD Construction Emissions' Operational Emissions

Significance Approved Revised Approved Revised
Pollutant Threshold Project Project Project Project
ROG 10 0.09 0.20 1.39 1.44
NOx 10 0.63 1.31 742 8.33
CO 100 0.45 1.13 9.45 9.32
SOx 27 <0.01 <0.01 0.02 0.03
PMo 15 0.04 0.10 1.32 1.47
PM; s 15 0.04 0.08 0.37 0.41

! Total unmitigated emissions.
2 Tons per year (unmitigated).
Sources: California Emissions Estimator Model v. 2016.3.2; SJTVAPCD 2015

Since the total number of residential units would decrease as a result of the revised project,
air quality emissions from the future residential development would likewise decrease.
Therefore, no estimates of emissions from future residential development under the revised
project were developed. As noted in the adopted IS/MND, emissions from future
residential development were presented for informational purposes only, as site plans for
this potential future development have not been prepared.

The adopted IS/MND noted that the project would be subject to the SIVAPCD’s Indirect
Source Rule (ISR), which requires specified reductions in NOx and particulate matter
emissions. The revised project would remain subject to the ISR and would still be required
to comply with other applicable SIVAPCD rules and regulations regarding construction
and operational emissions. Therefore, as with the approved project, impacts of the revised
project related to air quality plans would be less than significant.

b) Cumulative Emissions.

As noted in a) above, commercial operational emissions associated with the project would
not exceed SJVAPCD significance thresholds. However, as discussed in the adopted
IS/MND, total emissions from both commercial and future residential would contribute
cumulatively to air pollutant emissions in the Stockton area.

Since adoption of the project IS/MND, the City of Stockton has adopted the Stockton
General Plan 2040 and has certified the EIR for the document. The Stockton General Plan
2040 EIR evaluated potential impacts of proposed development in the General Plan area
on air quality, and it concluded that impacts would be significant and unavoidable, as did
the Stockton General Plan 2035 EIR cited in the adopted IS/MND. A Statement of
Overriding Considerations for this issue was adopted in conjunction with City adoption of
the General Plan 2040 and certification of the EIR. This Statement of Overriding
Considerations remains operative. As with the approved project, the revised project would
not change this conclusion, and it would comply with applicable rules and regulations to
reduce air pollutant emissions to the extent feasible. As a result, and pursuant to CEQA
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Guidelines Section 15152(d), this environmental impact does not require additional
consideration under CEQA, and revised project impacts are considered less than
significant.

c¢) Exposure of Sensitive Receptors.

As indicated in Table 4-1 above, revised commercial project emissions would not change
significantly from estimated emissions in the adopted IS/MND, and none of the revised
project emissions would exceed SJVAPCD significance thresholds. As noted in the
adopted IS/MND, existing or planned residences would not be significantly exposed to
pollutants from project commercial operations.

As described in the adopted IS/MND, fueling station operations would involve the
dispensing of gasoline, which can emit vapors that are considered toxic. Compliance with
SJVAPCD Rules 4621 and 4622 would reduce the potential exposure of people using fuel
pumps to potentially toxic emissions, thereby reducing potential impacts to a level that
would be less than significant. Also, impacts on potential exposure to CO were analyzed
and were considered less than significant. The revised project would not alter the
conditions under which the analysis was conducted, so its impact on sensitive receptors
would be less than significant.

d) Other Emissions.

The adopted IS/MND identified potential odor impacts from fueling station and fast-food
operations, but these odors would be localized and would not affect nearby land uses. As
with the approved project, the revised project would have impacts that would be less than
significant.

4.4 BIOLOGICAL RESOURCES

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Have a substantial adverse effect, either directly or NC

through habitat modifications, on any species identified as a
candidate, sensitive, or special-status species in local or
regional plans, policies, or regulations, or by the California
Department of Fish and Game or U.S. Fish and Wildlife
Service?

b) Have a substantial adverse effect on any riparian habitat NC
or other sensitive natural community identified in local or
regional plans, policies, or regulations or by the California
Department of Fish and Game or U.S. Fish and Wildlife
Service?

c) Have a substantial adverse effect on state or federally NC
protected wetlands (including, but not limited to, marsh,
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vernal pool, coastal, etc.) through direct removal, filling,
hydrological interruption, or other means?

d) Interfere substantially with the movement of any native NC
resident or migratory fish or wildlife species or with
established native resident or migratory wildlife corridors, or
impede the use of native wildlife nursery sites?

e) Conflict with any local policies or ordinances protecting NC
biological resources, such as a tree preservation policy or
ordinance?

f) Conflict with the provisions of an adopted Habitat NC
Conservation Plan, Natural Conservation Community Plan,
or other approved local, regional, or state habitat
conservation plan?

NARRATIVE DISCUSSION

Environmental Setting

The adopted IS/MND based its analysis of biological resource impacts on a Biological
Evaluation of the project site by Bole and Associates (2016). The project site was inspected
by BaseCamp Environmental staff during the preparation of this Addendum. Biological
conditions on the project site have not changed from those described in the Biological
Evaluation, which was the basis of the IS/MND impact analysis.

Environmental Impacts and Mitigation Measures

a) Effects on Special-Status Species.

The adopted IS/MND stated that special-status plant and wildlife species that could
potentially occur in the vicinity were unlikely to occur on the project site. However, the
project site was identified as providing marginal nesting habitat for western burrowing owl
and potential foraging habitat for Swainson’s hawk. The adopted Mitigation Measure BIO-
1 would require a pre-construction survey for the presence of bird species or their nests.
The adopted Mitigation Measure BIO-2 would require project participation in the
SIMSCP, a habitat conservation that covers Swainson’s hawk and burrowing owl.
Implementation of these mitigation measures would reduce potential impacts on special-
status species to a level that would be less than significant.

The proposed project would involve approximately 0.37 acres more land disturbance than
the approved project, which would increase the area of impact. However, mitigation
requirements would increase in scale with the increased size of the site. Therefore, impacts
of the revised project related to special-status wildlife species likewise would be less than
significant with implementation of the adopted mitigation measures.
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b) Riparian and Other Sensitive Habitats.

There is no riparian habitat on the project site, and no other sensitive habitats were
identified in the adopted IS/MND. Likewise, the enlarged site contains no sensitive
habitats. The revised project would have no impact on riparian or other sensitive habitats.

c) Wetlands and Waters of the U.S.

No wetlands or other Waters of the U.S. were identified on the project site. Similarly, the
enlarged commercial site contains no wetlands or Waters of the U.S.; therefore, the revised
project would have no impact on wetlands or Waters of the U.S.

d) Fish and Wildlife Movement.

The adopted IS/MND noted that the presence of extensive agricultural lands and foraging
habitat to the north of Eight Mile Road may attract migratory birds to the project site.
Implementation of Mitigation Measure BIO-1 would reduce impacts on migratory birds
and their nests, if any are found, to a level that would be less than significant. Impacts of
the revised project related to special-status wildlife species likewise would be less than
significant with implementation of the mitigation measure.

e) Local Biological Requirements.

The adopted IS/MND stated that no local biological requirements were applicable to the
project. As with the approved project, the revised project would have no impact related to
local policies or ordinances protecting biological resources.

f) Conflict with Habitat Conservation Plans.

The project site is classified as Agricultural Habitat Open Space under the SIMSCP.
Mitigation Measure BIO-2 would require the project to comply with the SIMSCP, to pay
any required SIMSCP fees, and to implement applicable ITMMs if covered species are
found on the site. Impacts of the revised project would likewise be less than significant
with implementation of the mitigation measure.

4.5 CULTURAL RESOURCES

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Cause a substantial adverse change in the significance of a NC

historical resource pursuant to Section 15064.5?

b) Cause a substantial adverse change in the significance of a NC
unique archaeological resource pursuant to Section 15064.5?

¢) Disturb any human remains, including those interred NC
outside of formal cemeteries?
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NARRATIVE DISCUSSION

Environmental Setting

The adopted IS/MND based its analysis of cultural resource impacts on an archaeological
survey of the project site by Genesis Society in 2016; the survey of the site extended to the
entire 10 acres owned by the project applicant at the time, including the proposed
commercial site expansion. Conditions on the project site have not changed from those
described in the archaeological survey, which was used in the preparation of the
environmental setting for cultural resources.

Prior to adoption of the project IS/MND, the State Legislature enacted AB 52, which
modified CEQA procedures regarding consultation with Native American tribes on cultural
resource issues. Section 4.18, Tribal Cultural Resources, discusses AB 52 in more detail.

Environmental Impacts and Mitigation Measures

a, b) Historical and Archaeological Resources.

The archaeological survey did not identify any historical or archaeological resources on
the project site, but a potentially significant impact could occur if previously unknown
subsurface resources are uncovered during project work. Mitigation Measure CULT-1 of
the adopted IS/MND would require work to be stopped when cultural resources are
uncovered until these resources can be evaluated by a qualified archaeologist and
recommendations made for their disposition. This mitigation would reduce impacts on such
resources to a level that would be less than significant. Impacts of the revised project related
to archaeological resources likewise would be less than significant with implementation of
the adopted mitigation measure.

¢) Human Burials.

The adopted IS/MND stated that a potentially significant impact could occur if previously
unknown burials are uncovered during project work. Compliance with the provisions of
CEQA Guidelines Section 15064.5(e) and Mitigation Measure CULT-1 of the adopted
IS/MND would ensure that impacts related to human burials would be less than significant.
Impacts of the revised project related to human remains likewise would be less than
significant.
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Potentially ~ Less Than  Less Than  No Impact
Would the project: Significant ~ Significant  Significant
Impact with Impact
Mitigation
Incorporated
a) Result in potentially significant environmental impacts LS
due to wasteful, inefficient, or unnecessary consumption of
energy resources during project construction or operation?
b) Conflict with or obstruct a state or local plan for LS
renewable energy or energy efficiency?

NARRATIVE DISCUSSION

Environmental Setting

Since adoption of the project IS/MND, the Environmental Checklist in CEQA Guidelines
Appendix G has been revised to include a section addressing the potential impacts of a
project on energy consumption and conservation. According to the latest information from
the U.S. Energy Information Administration (EIA), California consumed 7,830 trillion
British thermal units (BTUs) of energy in 2016. Only Texas consumed more energy.
However, consumption per capita in California was 197 million BTUs, which was 49th
among all states and the District of Columbia. Transportation accounted for approximately
39.8% of the energy consumed in California, followed by industrial with 23.7%,
commercial with 18.9%, and residential with 17.7% (EIA 2017). Electricity is a major
energy source for residences and businesses in California. In 2016, electricity consumption
in California totaled approximately 285,701 gigawatt-hours (GWh) (CEC 2018a). Natural
gas is another major energy source. In 2016, natural gas consumption in California totaled
approximately 12,750 million therms (CEC 2018a).

California has implemented numerous energy efficiency and conservation programs that
have resulted in substantial energy savings. The State has adopted comprehensive energy
efficiency standards as part of its Building Standards Code, California Codes of
Regulations, Title 24. In 2009, the California Building Standards Commission adopted a
voluntary Green Building Standards Code, also known as CALGreen, which became
mandatory in 2011. Both Title 24 and CALGreen are implemented by the City of Stockton
in conjunction with its processing of building permits.

CALGreen sets forth mandatory measures, applicable to new residential and nonresidential
structures as well as additions and alterations, on water efficiency and conservation,
building material conservation, interior environmental quality, and energy efficiency.
California has adopted a Renewables Portfolio Standard, which requires electricity retailers
in the state to generate 33% of electricity they sell from renewable energy sources (i.e.,
solar, wind, geothermal, hydroelectric from small generators, etc.) by the end of 2020. In
2018, SB 100 was signed into law, which increases the electricity generation requirement
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from renewable sources to 60% by 2030 and requires all the state's electricity to come from
carbon-free resources by 2045.

Environmental Impacts and Mitigation Measures

a) Project Energy Consumption.

The adopted IS/MND does not explicitly address project energy consumption. As with air
pollutant emissions, the main sources of energy consumption would be construction
activities and project operations.

Project construction would involve fuel consumption and use of other non-renewable
resources. Construction equipment used for such improvements typically runs on diesel
fuel or gasoline. The same fuels typically are used for vehicles that transport equipment
and workers to and from a construction site. However, construction-related fuel
consumption would be finite, short-term and consistent with construction activities of a
similar character. This energy use would not be considered wasteful, inefficient or
unnecessary.

Electricity may be used for equipment operation during construction activities. It is
expected that more electrical construction equipment would be used in the future, as it
would generate fewer air pollutant and GHG emissions. This electrical consumption would
be consistent with construction activities of a similar character; therefore, the use of
electricity in construction activities would not be considered wasteful, inefficient or
unnecessary, especially since fossil fuel consumption would be reduced. Moreover, under
California’s Renewables Portfolio Standard, a greater share of electricity would be
provided from renewable energy sources over time, so less fossil fuel consumption to
generate electricity would occur.

The project would be required to comply with CALGreen and with the building energy
efficiency standards of California Code of Regulations Title 24, Part 6 in effect at the time
of project approval. Compliance with these standards would reduce energy consumption
associated with project operations, although reductions from compliance cannot be readily
quantified.

Overall, project construction and operations would not consume energy resources in a
manner considered wasteful, inefficient, or unnecessary. Project impacts related to energy
consumption are considered less than significant.

b) Consistency with Energy Plans.

In addition to reducing energy consumption, the proposed sustainability components would
be consistent with state and local energy efficiency plans. All components would be
consistent with the energy efficiency goals of CALGreen and Title 24, as well as the energy
efficiency objectives of the City’s Climate Action Plan (see Section 4.8, Greenhouse Gas
Emissions). The project would be consistent with applicable state and local plans to
increase energy efficiency. Project impacts would be less than significant.
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Would the project:

a) Directly or indirectly cause potential substantial adverse
effects, including the risk of loss, injury, or death involving:

i) Rupture of a known earthquake fault, as delineated on
the most recent Alquist-Priolo Earthquake Fault Zoning
Map issued by the State Geologist for the area or based
on other substantial evidence of a known fault? (Refer to
Division of Mines and Geology Special Publication 42.)

ii) Strong seismic ground shaking?
iii) Seismic-related ground failure, including
liquefaction?

iv) Landslides?
b) Result in substantial soil erosion or the loss of topsoil?

¢) Be located on geologic unit or soil that is unstable, or that
would become unstable as a result of the project, and
potentially result in on- or off-site landslide, lateral
spreading, subsidence, liquefaction or collapse?

d) Be located on expansive soil, as defined in Table 18-1-B
of the Uniform Building Code (1994), creating substantial
direct or indirect risks to life or property?

€) Have soils incapable of adequately supporting the use of
septic tanks or alternative wastewater disposal systems
where sewers are not available for the disposal of
wastewater?

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

NARRATIVE DISCUSSION

Environmental Setting

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant
Impact with Impact
Mitigation
Incorporated
NC
NC
NC
NC
NC
NC
NC
NC
NC

The setting for geology and soils issues is the same as that described in the adopted
IS/MND. Native soil on the project site is classified as Rioblancho clay loam. There are no
active or potentially active faults located in the project vicinity, but the area is subject to
seismic shaking from fault features located east and west of Stockton.

Since adoption of the IS/MND, the Environmental Checklist in CEQA Guidelines
Appendix G has been changed regarding paleontological resources. The question regarding
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potential impacts on paleontological resources was moved from the Cultural Resources
section to this section.

Environmental Impacts and Mitigation Measures
a-1) Fault Rupture Hazards.

The adopted IS/MND stated that no active or potentially active faults pass through the
project site; therefore, the project would have no impact related to fault rupture. As with
the approved project, the revised project would have no impact related to fault rupture.

a-i1) Seismic Ground Shaking.

The adopted IS/MND stated that the project site is subject to seismic shaking, but
compliance with the adopted Uniform Building Code would minimize damage to levels
that would be less than significant. The revised project would be subject to the same
hazards; however, as with the approved project, impacts of the revised project related to
seismic ground shaking would be less than significant.

a-iii) Seismic-Related Ground Failure.

The adopted IS/MND stated that, based on soil composition and depth to groundwater
table, the project site would not be subject to liquefaction hazards; the same would be true
of the revised project. As noted above, compliance with the Uniform Building Code would
reduce potential seismic impacts to a level that would be less than significant. As with the
approved project, impacts of the revised project related to seismic ground shaking would
be less than significant.

a-iv) Landslides.

The project site is in a topographically flat area; as such, landslides would not occur. As
with the approved project, the revised project would have no impact related to landslides.

b) Soil Erosion.

The adopted IS/MND noted that the Rioblancho clay loam has a low potential for water
erosion. Construction activities associated with either the approved project or the revised
project could loosen soils and make them more susceptible to erosion, but compliance with
SJVAPCD Regulation VIII plus provisions of the Construction General Permit, along with
implementation of adopted Mitigation Measure GEO-1, would reduce soil erosion impacts
to a level that would be less than significant. Impacts of the revised project related to soil
erosion likewise would be less than significant with implementation of the mitigation
measure and compliance with applicable regulations and permits.

c¢) Geologic Instability.

The adopted IS/MND stated that the project site does not have unstable soils and would
have no impact with appropriate engineering design. As with the approved project, the
slightly enlarged site of the revised project would have no impact related to geologic
instability.
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d) Expansive Soils.

The adopted IS/MND noted that the shrink-swell potential on the project site ranges from
low to moderate, which would also be true of the enlarged project site. Adopted Mitigation
Measures GEO-2 and GEO-3 would reduce potential expansive soil impacts to a level that
is less than significant. Impacts of the revised project related to expansive soils likewise
would be less than significant with implementation of the adopted mitigation measures.

e) Adequacy of Soils for Sewage Disposal.

Both the approved and revised versions of the project would connect to the City’s
wastewater system and therefore would not require a sewage disposal system. As with the
approved project, the revised project would have no impact related to soil adequacy for
sewage disposal.

f) Paleontological Resources.

The adopted IS/MND noted that the geological formation underlying the project site has
been a source of paleontological resources, although the site itself is unlikely to contain
such resources. Adopted Mitigation Measure CULT-1 would require work to be stopped
when paleontological resources are uncovered until these resources can be evaluated by a
qualified paleontologist and recommendations made for their disposition. This mitigation
would reduce impacts on such resources to a level that would be less than significant.
Impacts of the revised project related to archaeological resources likewise would be less
than significant with implementation of the mitigation measure.

4.8 GREENHOUSE GAS EMISSIONS

Potentially ~ Less Than  Less Than ~ No Impact
. Significant  Significant  Significant
Would the project: Impact with Impact
Mitigation
Incorporated

a) Generate greenhouse gas emissions, either directly or NC
indirectly, that may have a significant impact on the
environment?

b) Conflict with an applicable plan, policy, or regulation NC
adopted for the purpose of reducing the emissions of
greenhouse gases?

NARRATIVE DISCUSSION

Environmental Setting

The revised project’s setting for greenhouse gas emissions is like that described in the
adopted IS/MND. Since adoption of the project IS/MND, the State has adopted an updated
Scoping Plan that sets forth strategies for achieving the SB 32 target of a GHG emissions
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level of 40% below the 1990 level by 2030. The updated Scoping Plan continues many of
the programs that were part of the previous Scoping Plan, including the cap-and-trade
program, low-carbon fuel standards, renewable energy, and methane reduction strategies.
It also addresses for the first time GHG emissions from the natural and working lands of
California, including the agriculture and forestry sectors (ARB 2017). Additionally, the
State Legislature extended the cap-and-trade program to the year 2030.

Environmental Impacts and Mitigation Measures

a, b) Project GHG Emissions and Consistency with GHG Reduction Plans.

Based on the CalEEMod run conducted for the revised project (see Section 4.3, Air
Quality), unmitigated GHG construction emissions would be 77.55 metric tons carbon
dioxide equivalent (CO2ze), and annual unmitigated GHG operational emissions would be
2,361.12 metric tons COze. By comparison, the commercial development as described in
the adopted IS/MND would generate 64.61 metric tons COze of unmitigated construction
GHG emissions and 2,290.58 metric tons COze annually of unmitigated operational GHG
emissions. Thus, the revised project would lead to a relatively small increase in
construction and operational GHG emissions over the emissions in the adopted IS/MND.

When project features and compliance with regulations, described in the adopted IS/MND,
are incorporated in the emission estimate for the revised project, the total annual
operational GHG emissions from the commercial development would be 2,152.91 metric
tons COze — an 8.82 percent decrease from unmitigated operational emissions. Under the
Stockton CAP, a project that demonstrates at least a 4% reduction in GHG emissions from
“business-as-usual” (i.e., unmitigated) levels would be considered consistent with the GHG
reduction objectives of the CAP. Therefore, the revised commercial development mitigated
GHG emissions would be consistent with the Stockton CAP.

The revised project would reduce the amount of maximum future residential development,
so GHG emissions likewise would be reduced. The impacts of the revised project on GHG
emissions and reduction plans would be less than significant — the same conclusion reached
in the adopted IS/MND.

49 HAZARDS AND HAZARDOUS MATERIALS

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Create a significant hazard to the public or the NC

environment through the routine transport, use, or disposal
of hazardous materials?

b) Create a significant hazard to the public or the NC
environment through reasonably foreseeable upset and
accident conditions involving the release of hazardous
materials into the environment?

Thornton/Eight Mile ARCO Addendum 32 November 2019



ATTACHERHBIT G

¢) Emit hazardous emissions or handle hazardous or acutely NC
hazardous materials, substances, or waste within one-quarter
mile of an existing or proposed school?

d) Be located on a site which is included on a list of NC
hazardous materials sites compiled pursuant to Government
Code Section 65962.5 and, as a result, would it create a
significant hazard to the public or the environment?

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

f) Impair implementation of or physically interfere with an NC
adopted emergency response plan or emergency evacuation

plan?

g) Expose people or structures, either directly or indirectly, NC

to a significant risk of loss, injury or death involving
wildland fires?

NARRATIVE DISCUSSION

Environmental Setting

The setting for hazards and hazardous materials issues is the same as that described in the
adopted IS/MND. Data searches on the GeoTracker and EnviroStor databases, as well as a
Phase 1 Environmental Site Assessment by Bole and Associates, found no record of
hazardous material sites on or near the project site.

Since adoption of the project IS/MND, the San Joaquin Council of Governments (SJCOG)
adopted an updated Airport Land Use Compatibility Plan for the Stockton Metropolitan
Airport (Coffman Associates 2016). Among other matters, the updated plan establishes
safety zones within the Airport Influence Area that indicate compatible land uses with
airport operations. Areas outside the Airport Influence Area are not affected. The project
site is outside the Airport Influence Area established for the Stockton Metropolitan Airport;
therefore, impacts potentially related to the Stockton Metropolitan Airport are not
discussed further.

Also, since adoption of the project IS/MND, the Environmental Checklist in CEQA
Guidelines Appendix G has been revised to include a section addressing the potential
impacts of a project as they relate to wildfires. Section 4.20, Wildfire, has the new questions
in the Environmental Checklist. In addition, the Environmental Checklist no longer has a
question regarding potential hazards associated with the location of a project near a private
airstrip.
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Environmental Impacts and Mitigation Measures

a, b) Hazardous Materials Transportation, Use and Storage.

The adopted IS/MND noted that hazardous materials would be transported, used, and
stored by the fueling station, mainly fuels that would be stored in underground storage
tanks. Compliance with State and local regulations related to the transport and storage of
hazardous materials, including preparation of a Hazardous Materials Business Plan, would
reduce potential risks associated with hazardous materials to a level that would be less than
significant. As with the approved project, impacts of the revised project related to
hazardous material transportation, use, storage, or release would be less than significant.

c) Release of Hazardous Materials near Schools.

There are no existing or proposed schools within one-quarter mile of the project site. As
with the approved project, the revised project would have no impact related to hazardous
material releases near schools.

d) Hazardous Materials Sites.

The adopted IS/MND indicates that no contaminated sites are located on the project site or
the vicinity, based on results of a Phase I Environmental Site Assessment plus database
searches. As with the approved project, the revised project would have no impact related
to hazardous material sites.

e) Public Airports.

The adopted IS/MND states that the nearest public use airport is Kingdon Airpark, which
is more than two miles to the north. An Airport Land Use Compatibility Plan for public
use airports in San Joaquin County, other than Stockton Metropolitan Airport, indicates
that the project site is not within the Airport Influence Area of Kingdon Airport (Coffman
Associates 2009). As with the approved project, the revised project would have no impact
related to public airports.

f) Emergency Response and Evacuations.

The adopted IS/MND noted that project construction would occur on private land away
from the public road system and is therefore not expected to substantially obstruct
emergency vehicles or any evacuation activities that may occur in the area. Project
operations likewise would not obstruct any roadways. As with the approved project,
impacts of the revised project related to emergency response or evacuations would be less
than significant.

g) Wildland Fire Hazards.

The adopted IS/MND noted that the project site is in a predominantly agricultural and
developed area, and therefore is not susceptible to any substantial wildland fire hazards.
Additionally, the project would reduce the existing fire hazard on the parcel by replacing
the existing grasses and weeds with a paved and developed area. As with the approved
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project, impacts of the revised project related to wildland fire hazards would be less than
significant. Refer to Section 4.20, Wildfire, for additional discussion.

4,10 HYDROLOGY AND WATER QUALITY

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Violate any water quality standards or waste discharge NC

requirements or otherwise substantially degrade surface or
ground water quality?

b) Substantially decrease groundwater supplies or interfere NC
substantially with groundwater recharge such that the project
may impede sustainable groundwater management of the
basin?

c¢) Substantially alter the existing drainage pattern of the site
or area, including through the alteration of the course of a
stream or river runoff or through the addition of impervious
surfaces, in a manner which would:

1) Result in substantial erosion or siltation on- or off-site? NC
ii) Substantially increase the rate or amount of surface NC
runoff in a manner which would result in flooding on- or

off-site?

iii) Create or contribute runoff water which would exceed NC

the capacity of existing or planned stormwater drainage
systems or provide substantial additional sources of

polluted runoff?
iv) Impede or redirect flood flows? NC
d) In flood hazard, tsunami, or seiche zones, risk release of NC

pollutants due to project inundation?

e) Conflict with or obstruct implementation of a water LS
quality control plan or sustainable groundwater management
plan?

NARRATIVE DISCUSSION

Environmental Setting

The setting for hydrology and water quality issues is the same as that described in the
adopted IS/MND. Surface water quality in the Stockton area is regulated by the City’s
Storm Water Management Plan and Storm Water Quality Control Criteria Plan, both
prepared to ensure compliance with its NPDES permit.
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SB 5, a state bill, requires future development to consider the 200-year flood event within
certain Central Valley geographies, which include the project site. At the time the project
IS/MND was adopted, the 200-year floodplains were not identified. Since then, the
California Department of Water Resources has released maps indicating areas subject to
200-year flooding in the Stockton area. The project site is not subject to a potential 200-
year flood of three feet or greater, which is a concern of SB 5 (City of Stockton 2018).

Since adoption of the project IS/MND, the Sustainable Groundwater Management Act has
taken full effect. This legislation requires the formation of local groundwater sustainability
agencies (GSAs) that must assess conditions in their local water basins and adopt locally-
based Groundwater Sustainability Plans. Plans for “critically overdrafted” basins must be
completed and adopted by GSAs by January 31, 2020, while plans for high- and medium-
priority basins have an adoption deadline of January 31, 2022. The project site is within
the boundaries of the Eastern San Joaquin Subbasin, which is classified as critically
overdrafted. In addition, a question has been added to the Environmental Checklist
regarding potential conflicts with an adopted water quality plan or sustainable groundwater
management plan.

Also, since adoption of the project IS/MND, hydrology questions in the Environmental
Checklist in CEQA Guidelines Appendix G have been revised. However, the revised
questions generally cover the same subject matter as the checklist used for the adopted
IS/MND.

Environmental Impacts and Mitigation Measures

a) Surface Waters and Quality.

The adopted IS/MND stated that construction work could have an impact on surface water
quality due to exposure of soils to potential erosion. Both the approved and revised project
sites are subject to the City of Stockton’s NPDES permit, and therefore subject to the City’s
SWMP and SWQCCP. Mitigation Measures HYDRO-1 through HYDRO-3 would require
compliance with the City’s water quality program, which would reduce the amount of
sedimentation to enter storm drainage or other surface waters. Impacts of the revised
project related to surface waters and their quality likewise would be less than significant
with implementation of the mitigation measures.

b) Groundwater Supplies.

The revised project would connect to the City’s water service, which in part uses
groundwater. The adopted IS/MND discussed this issue and concluded that adequate water
supply exists to accommodate the potential demand without additional water supplies being
necessary. The project would reduce potential recharge area with development, but the
project was not expected to interfere substantially with groundwater recharge such that
there would be effects on aquifer volume or the groundwater table. The revised project
would contribute to these effects incrementally; as with the approved project, impacts of
the revised project related to groundwater would be less than significant.
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c-i, ii, ii1) Drainage Patterns and Runoff.

The adopted IS/MND acknowledged changes in drainage patterns and runoff volume on
the project site with the project. On-site drainage will collect all runoff generated on the
project site and deliver it to the City’s drainage system in accordance with City standards
and specifications. The revised project would not alter these conditions, so impacts related
to drainage patterns and runoff likewise would be less than significant.

c-iv) Flooding Hazards.

The adopted IS/MND noted that the project site would not be within a 100-year floodplain
or exposed to a 200-year flood that is three feet in depth or greater. The revised project
would be subject to the same conditions, so it likewise would have no impact related to
flooding.

d) Release of Pollutants in Flood, Tsunami, or Seiche Zones.

As noted, the project site is not in a flood zone or in an area that would experience tsunami
or seiche hazards; the revised project would be subject to the same conditions. As with the
approved project, the revised project would have no impact related to flood, tsunami, or
seiche hazards.

e) Conflicts with Water Quality or Groundwater Management Plans.

As discussed in a) above, the revised project would be required to be consistent with the
City’s water quality plans. At this time, no sustainable groundwater management plans
have been adopted for the Eastern San Joaquin Subbasin; however, as noted in b) above,
the project would have no significant impact on groundwater. Project impacts on water
quality and sustainable groundwater plans would be less than significant.

4.11 LAND USE AND PLANNING

Potentially ~ Less Than  Less Than  No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Physically divide an established community? NC
b) Cause a significant environmental impact due to a conflict LS

with any land use plan, policy, or regulation adopted for the
purpose of avoiding or mitigating an environmental effect?
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NARRATIVE DISCUSSION

Environmental Setting

The setting for land use issues related to the revised project is like that described in the
adopted IS/MND. Since adoption of the project IS/MND, as noted in Section 3.1 of this
Addendum, the General Plan designation of the commercial portion of the project site has
been changed from High Density Residential to Commercial, and the zoning has been
changed from RH (Residential, High Density) to CG (Commercial, General). The physical
landscape on the project site and vicinity has not changed. Also, since adoption of the
project IS/MND, a question in the Land Use and Planning section of the Environmental
Checklist in CEQA Guidelines Appendix G related to habitat conservation plans has been
deleted.

Environmental Impacts and Mitigation Measures

a) Division of Established Community.

The project would be built on a vacant site. It would not divide existing or planned
residential communities in the area but would rather provide commercial services in
support of both. The project would be completed at the existing site. As with the approved
project, the revised project would have no impact related to a division of an established
community.

b) Conflict with Land Use Plans, Policies, and Regulations.

The adopted IS/MND noted that the proposed commercial development would not be
consistent with then-existing General Plan designations and zoning. As noted, these land
use designations have been changed, so the approved commercial development would be
consistent.

Proposed development under the revised project would occur on a slightly larger area than
originally proposed. The 0.37 acres that is proposed for addition to the commercial
development is currently designated High Density Residential, which is not consistent with
the proposed development. Also, the proposed revised commercial development area
would not be consistent with the existing parcel boundaries on the recorded Parcel Map.
The project proposes a Lot Line Adjustment to move the parcel line to accommodate the
drive-through car wash, a General Plan amendment from High Density Residential to
Commercial, and a zoning map amendment from RH to CG to ensure the revised
commercial development would be consistent with the City’s General Plan designation and
zoning.

The residential development was determined consistent with the existing General Plan
designation and zoning at the time the project IS/MND was adopted. These designations
remain consistent with the future residential development.

The adopted IS/MND analyzed the potential environmental effects of the project, and it
identified mitigation measures to avoid or minimize any potentially significant
environmental effects that are identified with the proposed development. With the
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identified mitigation, the approved project would not conflict with land use plans, policies,
or regulations adopted for the purpose of avoiding or mitigating an environmental effect.
As with the approved project, impacts of the revised project related to land use plans,
policies, or regulations would be less than significant.

4,12 MINERAL RESOURCES

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Result in the loss of availability of a known mineral NC

resource that would be of value to the region and the
residents of the state?

b) Result in the loss of availability of a locally important NC
mineral resource recovery site delineated on a local general
plan, specific plan, or other land use plan?

NARRATIVE DISCUSSION

Environmental Setting

The setting for mineral resource issues is the same as that described in the adopted
IS/MND. There are no known mineral resources associated with the project site.

Environmental Impacts and Mitigation Measures
a, b) Availability of Mineral Resources.

The project site is in an area that has no identified mineral resource significance. The
revised project would not alter this condition; therefore, the revised project would have no
impact on mineral resources.

Potentially ~ Less Than  Less Than ~ No Impact
. Significant  Significant  Significant
Would the project: Impact with Impact
Mitigation
Incorporated
a) Generation of a substantial temporary or permanent LS
increase in ambient noise levels in the vicinity of the project
in excess of standards established in the local general plan or
noise ordinance, or applicable standards of other agencies?
b) Generation of excessive groundborne vibration or NC
groundborne noise levels?
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¢) For a project located within the vicinity of a private NC
airstrip or 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, would the project expose people residing
or working in the project area to excessive noise levels?

NARRATIVE DISCUSSION

Environmental Setting

The setting for noise issues is the same as that described in the adopted IS/MND. An
Environmental Noise Assessment for the revised project was prepared by Bollard
Acoustical Consultants. The assessment is available in Appendix C of this Addendum.
Since adoption of the project IS/MND, noise questions in the Environmental Checklist in
CEQA Guidelines Appendix G have been revised. However, the revised questions
generally cover the same subject matter as the checklist used for the adopted IS/MND.

Environmental Impacts and Mitigation Measures

a) Generation of Noise Exceeding Local Standards.

For both the approved and revised projects, the two potentially significant noise sources
associated with the project would be the car wash and vacuum station. The noise
assessment for the revised project noted that the nearest currently occupied noise-sensitive
land uses to the project site are single-family residences to the west and to the southeast.
Land to the immediate south and east of the project site is currently undeveloped; however,
it is zoned for multi-family residential development.

Pursuant to Stockton Municipal Code Section 16.60.040, the City’s maximum allowable
noise standards shall be applied at the property line of the receiving land use. For this
project, the receiving land use would be the future multifamily residential development
adjacent to and east of the project; therefore, noise levels were estimated at the property
line between the commercial development and the future multifamily development area.

The noise environment in the vicinity of the nearest noise-sensitive receivers is defined
primarily by traffic noise from the local roadways. To generally quantify background noise
levels at the nearest noise-sensitive locations, measurements of existing ambient noise were
taken over four days at two locations near the project site, which are identified on Figure 1
of the noise assessment. The results indicated that noise levels ranged from 60 to 64 dB
Lan, which are in close agreement with the daytime and nighttime exterior noise level
standards for residential uses set by the City. As a result, compliance with the City noise
standards will ensure that the project does not result in a significant noise level increase in
the community.

Noise levels generated by car wash facilities are primarily due to the drying portion of the
operation. As noted in the noise assessment, the dryers are anticipated to operate in excess
of 45 minutes during that hour. Based on manufacturers’ information, the noise assessment
estimated car wash noise levels at three locations, also identified on Figure 1 of the noise
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assessment. The estimated noise levels accounted for an existing 7-foot-high wall along
the residential area to the west and the proposed 8-foot-high wall along the southern and
eastern boundaries of the project site. The proposed 8-foot-high wall would extend into the
multifamily area along one side of the drive aisle from Eight Mile Road to the commercial
development, and a portion of this wall would be constructed on the opposite side of the
shared driveway from the project site. The results indicate that predicted car wash noise
levels would be 38 dB Leq/Lmax at the nearest existing single-family residential property
lines and 49-54 dB Leg/Lmax at the future multifamily residential property line. Both
estimates would be below the City’s exterior noise level standards for residential uses and
below measured existing ambient noise levels. In addition, the project applicant states that
the car wash would operate from 7:00 AM to 9:00 PM, so no noise from the car wash
would occur at night. Adopted Mitigation Measure NOISE-3 would be revised to limit car
wash operations to these hours.

The project applicant proposes the installation of an 18-stall central vacuum piping system
distributed into three areas on the project site. The primary noise-generating aspects of such
systems are use of the suction nozzles located at each of the stalls. Based on available data,
vacuum noise exposure at the nearest noise-sensitive locations was calculated, taking into
consideration the same conditions applicable to the car wash. The results indicate that
predicted vacuum noise levels would be 39-40 dB Leg/Lmax at the nearest existing single-
family residential property lines and 52-54 dB Lcg/Lmax at the common outdoor activity
area. Both estimates would be below the City’s exterior noise level standards for residential
uses and below measured existing ambient noise levels.

The noise assessment concluded that noise levels generated by the proposed project would
satisfy the applicable City of Stockton noise level criteria at the nearest noise-sensitive
locations.

The adopted IS/MND notes that temporary noise impacts would occur with project
construction. Compliance with operational hours set by the Stockton Municipal Code plus
implementation of Mitigation Measure NOISE-4 of the adopted IS/MND would minimize
construction noise, which would reduce potential impacts to a level that would be less than
significant. Impacts of the revised project related to construction noise levels likewise
would be less than significant with implementation of adopted Mitigation Measure NOISE-
4 plus City code compliance.

As indicated on Figure 3-1, the project would share a driveway off Eight Mile Road with
the future multifamily residential development. This shared driveway is necessary to
provide emergency vehicle access to the future residential development. The emergency
access gate next to the shared driveway would create an opening in the barrier along the
eastern property line of the project site, leading to an “acoustic leak.” To minimize the
amount of noise that would come through this gate, the noise assessment recommends gate
construction requirements to reduce noise. Mitigation Measure NOISE-1 is revised to
incorporate these requirements.
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Revised Mitigation Measures

NOISE-1: A concrete masonry unit wall eight (8) feet in height shall be constructed along
the southern and eastern property lines of the commercial development as shown in Figure
2 of the Environmental Noise Assessment prepared by Bollard Acoustical Consultants on
November 7, 2019 (in Appendix C of this IS/MND). This includes wall construction
around the proposed emergency access gate to the future multifamily residential
development. To the extent feasible, the gate should have no visible gaps. As an example,
a typical wrought iron fence would not be acceptable. To the extent feasible, the gap along
the bottom of the gate should be minimized. The gate should be constructed of a solid
material and meet one of the two following requirements:

e Minimum density of 4 pounds per square foot
e Minimum STC rating of 25

NOISE-2: The car wash shall be equipped with entrance and exit doors which shall be
closed during the drying cycle and which would provide a minimum 15 dB noise reduction.
Alternatively, the car wash shall be equipped with entrance and exit doors which shall be
closed during the drying cycle and which would provide a minimum 10 dB noise reduction,
and car wash dryers shall be selected that are 5 dB lower in noise generation than that
assumed in the Environmental Noise Assessment prepared by Bollard Acoustical
Consultants on November 7, 2019.

NOISE-3: Vacuum usage shall be limited to daytime hours (7:00 a.m. to 9:00 p.m.).
Alternatively, a vacuum system shall be procured that is 10 dB lower in noise generation
than that assumed in the Environmental Noise Assessment prepared by Bollard Acoustical
Consultants on November 7, 2019.

b) Exposure to Groundborne Vibrations.

The adopted IS/MND indicated that the project would have no impact related to
groundborne vibrations. The revised project would not alter this condition, so it would have
no impact on groundborne vibrations.

c) Public Airport and Private Airstrip Noise.

According to the noise contours in the Airport Land Use Compatibility Plan for the San
Joaquin County airport system, the project site is outside both existing and the projected
(2028) 55-dBA CNEL noise contour of Kingdon Airpark, the closest public use airport to
the project site (Coffman Associates 2009). The revised project would not alter this
condition, so it would have no impact related to noise from airport operations.

The adopted IS/MND noted that there are no private airstrips within two miles of the
project site. As with the approved project, the revised project would have no impact related
to noise from private airstrips.

Thornton/Eight Mile ARCO Addendum 42 November 2019



ATTACHERHBIT G

4.14 POPULATION AND HOUSING

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Induce substantial population growth in an area, either NC

directly (for example, by proposing new homes and
businesses) or indirectly (for example, through extension of
roads or other infrastructure)?

b) Displace substantial numbers of existing people or NC
housing, necessitating the construction of replacement
housing elsewhere?

NARRATIVE DISCUSSION

Environmental Setting

The setting for population and housing issues is the same as that described in the adopted
IS/MND. As of January 1, 2018, the population of Stockton was estimated at 315,103, and
the estimated number of housing units was 100,593 (California Department of Finance
2018).

Environmental Impacts and Mitigation Measures
a) Population Growth Inducement.

The adopted IS/MND stated that future residential development of the project site would
have a direct effect on population, while proposed commercial development may have a
limited indirect effect. The proposed expansion of the commercial development would
minimally reduce the population impacts described in the adopted IS/MND. As with the
approved project, impacts of the revised project related to population growth would be less
than significant.

b) Displacement of Housing or People.

The project site is vacant; therefore, the project would have no impact on displacement of
housing or people. The revised project would not alter this condition, so it would have no
impact on displacement of housing or people.
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4.15 PUBLIC SERVICES

Would the project:

a) Result in substantial adverse physical impacts associated Potentially ~ Less Than  Less Than ~ No Impact
with the provision of, or the need for, new or physically Sllgnriﬁcc":m Slg::i?gam Sllg;;f:;a:nt

altered governmental facilities, the construction of which Mitigation

could cause significant environmental impacts, in order to Incorporated
maintain acceptable service ratios, response times, or other
performance objectives for any of the public services:

i) Fire protection? NC
ii) Police protection? NC

iii) Schools? NC
iv) Parks? NC
v) Other public facilities? NC
NARRATIVE DISCUSSION

Environmental Setting

The setting for public service issues is the same as that described in the adopted IS/MND.
Fire protection services are currently provided by the Stockton Fire Department. Law
enforcement services for the project site are currently provided by the Stockton Police
Department. The project site is within the boundaries of the Lodi Unified School District.
Parks and recreation services are provided by the City and the County in their respective
jurisdictions.

Environmental Impacts and Mitigation Measures

a-1) Fire Protection Services.

The adopted IS/MND states that the project would generate a demand for fire protection
services, but it can be served by the Stockton Fire Department without new or expanded
fire protection facilities. Future development would be required to pay Public Facility Fees
to the City for future construction of Fire Department facilities. As with the approved
project, impacts of the revised project related to fire protection services would be less than
significant.

a-ii) Police Protection Services.

The adopted IS/MND states that the project would generate a demand for police protection
services, but it can be served by the Stockton Police Department without new or expanded
fire protection facilities. Future development would be required to pay Public Facility Fees
to the City for future construction of Police Department facilities. Potential crime
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opportunities at the project site would be addressed with adopted Mitigation Measure
SERV-1, which would reduce potential impacts to a level that would be less than
significant. As with the approved project, impacts of the revised project related to police
protection services would be less than significant with implementation of the mitigation
measure.

a-iii) Schools.

The adopted IS/MND states that the proposed residential development would generate a
demand for school services. Future development, both residential and commercial, would
be required to pay impact fees to the Lodi Unified School District for future construction
of school facilities. Under the provisions of SB 50, payment of development fees is
considered full and complete mitigation for the purposes of CEQA. As with the approved
project, impacts of the revised project related to school services would be less than
significant with payment of impact fees.

a-iv, v) Parks and Other Public Facilities.

The adopted IS/MND states that future residential development would generate a demand
for parks and other public facilities, but it can be served without new or expanded fire
protection facilities. Proposed commercial development would not generate such demand.
As with the approved project, impacts of the revised project related to parks and other
public facilities would be less than significant.

4.16 RECREATION

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Increase the use of existing neighborhood and regional NC

parks or other recreational facilities such that substantial
physical deterioration of the facilities would occur or be
accelerated?

b) Include recreational facilities or require the construction NC
or expansion of recreational facilities that might have an
adverse physical effect on the environment?

NARRATIVE DISCUSSION

Environmental Setting

The setting for recreation issues is the same as that described in the adopted IS/MND.
Parks and recreational services are provided by the City of Stockton and by San Joaquin
County in their respective jurisdictions.
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Environmental Impacts and Mitigation Measures
a, b) Recreational Facilities.

The adopted IS/MND states that the proposed commercial development would not generate
a demand for new or expanded recreational facilities or services. It was concluded that the
project would not generate a need for new or expanded parks or other recreational facilities.
The revised project would not directly increase needs for parks and recreational facilities;
the revised project would, however, result in a small reduction in park and recreation
demand associated with future high-density residential development of the remainder of
the project site. As with the approved project, impacts of the revised project related to parks
and other public facilities would be less than significant.

4.17 TRANSPORTATION

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Conflict with a program, plan, ordinance, or policy LS

addressing the circulation system, including transit,
roadway, bicycle, and pedestrian facilities?

b) Conflict with or be inconsistent with CEQA Guidelines LS
Section 15064.3, subdivision (b)?

c¢) Substantially increase hazards to a design feature (e g., NC
sharp curves or dangerous intersections) or incompatible
uses (e g, farm equipment)?

d) Result in inadequate emergency access? NC

NARRATIVE DISCUSSION

Environmental Setting

The setting for transportation issues is the same as that described in the adopted IS/MND.
No changes to the local street system, local public transit routes, or bicycle and pedestrian
facilities have occurred, other than the number of the nearest SJRTD bus route, which has
changed from 66 to 566.

KD Anderson and Associates, which prepared the traffic study for the approved project in
2017, analyzed potential traffic impacts of the revised project, which include the expanded
commercial site and the reduced future multifamily development. The analysis and
conclusions are available in Appendix D of this Addendum.

The methodology used in the analysis of the traffic impacts of the revised project is the
same used for the original study, with one difference. Since adoption of the project
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IS/MND, the Institute of Transportation Engineers published the 10" edition of the Trip
Generation Manual. The traffic study prepared as part of the adopted IS/MND used trip
generation rates from the 9" edition. In accordance with current City requirements for
traffic studies, the analysis for the revised project uses trip generation rates from the 10
edition of the Trip Generation Manual.

Since adoption of the project IS/MND, the Environmental Checklist in CEQA Guidelines
Appendix G has been revised to include a question regarding consistency of the project
with CEQA Guidelines Section 15064.3(b). Section 15064.3(b) states that “vehicle miles
traveled” (VMT) is the preferred method for evaluating transportation impacts, rather than
the commonly used LOS. Section 15064.3 subdivision (b) sets forth the criteria for
analyzing transportation impacts using the preferred VMT metric. While a quantitative
analysis of VMT is preferred, a qualitative analysis may be used if existing models or
methods are not available to estimate VMT for the project being considered. At this time,
the City of Stockton has not developed guidance for evaluating transportation impacts
based on VMT.

In addition, further revisions in the Environmental Checklist have deleted questions related
to air traffic, congestion management plans, and non-motor vehicle transportation plans.
The latter two issues are now part of a question related to project consistency with
transportation plans.

Environmental Impacts and Mitigation Measures

a) Consistency with Transportation Plans.

The traffic study for the approved project evaluated potential traffic impacts of the project
at buildout on six intersections, plus the driveways to the development site from Eight Mile
Road and Thornton Road. For the revised project, traffic impacts were evaluated at the
same intersections and driveways under Existing Plus Approved Projects (EPAP)
conditions, which include projects approved for construction but not yet built. Table 4-2
presents the LOS results at the six study intersections and two driveways comparing the
approved project and the revised project. As shown in Table 4-2, there is no change to the
LOS at the study intersections and driveways with the revised project. All study
intersections and driveways would operate at LOS D or better, which meets City standards.

The traffic study also evaluated potential traffic impacts of the project at buildout on five
roadway segments under EPAP conditions. Table 4-3 presents the LOS at these roadway
segments with the approved project and the revised project. As shown in Table 4-3, there
is no change to the LOS at the study roadway segments with the revised project. The
roadway segment of Eight Mile Road from Thornton Road to Davis Road would operate
at LOS E, which is considered unacceptable. However, aside from resulting in the same
LOS as the approved project, the revised project would not result in an increase in traffic
volume greater than five percent. Based upon criteria presented in the Level of Service
Significance Threshold section of the 2017 traffic study for the original project, this impact
is considered less than significant. All other study roadway segments would operate at LOS
D or better, which meets City standards.
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TABLE 4-2
LOS AT INTERSECTIONS UNDER EPAP CONDITIONS
LOS With LOS With
Approved Project | Revised Project
AM PM AM PM
Peak Peak Peak Peak
Intersection Hour Hour Hour Hour
Eight Mile Road/I-5 Southbound Ramps D B D B
Eight Mile Road/I-5 Northbound Ramps C C C C
Eight Mile Road/Thornton Road D C D C
Eight Mile Road/Rivermont Drive B C B C
Eight Mile Road/Davis Road D D D D
Thornton Road/A.G. Spanos Boulevard C C C C
Eight Mile Road/Project Site Driveway A A A A
Thornton Road/Project Site Driveway A A A A
EPAP- Existing Plus Approved Projects
Source: KD Anderson and Associates 2017, 2019a.
TABLE 4-3

LOS ON ROADWAY SEGMENTS UNDER EPAP CONDITIONS

LOS With LOS With
Approved Revised

Roadway Segment Project Project
Eight Mile Road - I-5 to Thornton Road C C
Eight Mile Road - Thornton Road to Davis Road E E
Thornton Road - Eight Mile Road to Bear Creek A A
A.G. Spanos Blvd. - Thornton Road to Ocean Mist Way A A

Ocean Mist Way/Breaker Way - A.G. Spanos Blvd. to
Lands End

EPAP- Existing Plus Approved Projects
Source: KD Anderson and Associates 2017, 2019a.

>
>
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The adopted IS/MND stated that the project would have no impact on a congestion
management program. The project would not conflict with SJICOG’s Regional Congestion
Management Plan, since it would not contribute any traffic to the congestion management
network described in the plan. As with the approved project, the revised project would have
no impact on a congestion management program.

The adopted IS/MND stated that the project would not generate any need for expanded
public transit service or new bike and pedestrian facilities, as the project would not generate
any additional residents or housing. As with the approved project, the revised project would
have no impact on non-vehicular transportation plans.

As noted in Chapter 3.0 of this Addendum, an amendment of the Eight Mile Road Precise
Road Plan to include a driveway connection to Eight Mile Road was adopted, along with
relinquishment of access restriction on Thornton Road to allow a driveway connection to
Thornton Road. A review of potential impacts of the Precise Road Plan amendment by KD
Anderson and Associates (2019b) indicated no impacts to traffic under EPAP conditions.
Some impacts were noted under Cumulative conditions; these impacts are described in
Section 4.21, Mandatory Findings of Significance.

b) Conflict with CEQA Guidelines Section 15064.3(b).

The adopted IS/MND did not discuss VMT. Based on the results of the CalEEMod run for
the project (see Appendix B), the annual VMT under business-as-usual (unmitigated)
conditions would be 3,842,797. With the incorporation of project features and regulations
described in Section 4.8, Greenhouse Gas Emissions, the annual VMT would be 3,389,347
— a decrease of approximately 11.8 percent. This reduction would be consistent with State,
regional, and City goals to reduce VMT. Project impacts related to VMT would be less
than significant.

c¢) Traffic Hazards.

The project would have no impact on traffic hazards, as it would not affect public streets,
either by direct alteration or by obstruction from construction activities. As with the
approved project, the revised project would have no impact related to traffic hazards.

d) Emergency Access.

The adopted IS/MND indicated that construction vehicles would mostly stay off adjacent
streets, and therefore would not obstruct any emergency vehicle access to the area. After
project completion, emergency vehicle access to the site would not be restricted. As noted,
driveways to the proposed commercial development area from Eight Mile Road and
Thornton Road would be allowed. Project site access would remain essentially the same as
with the approved project, and therefore the revised project would have no impact on
emergency access.

Thornton/Eight Mile ARCO Addendum 49 November 2019



4,18 TRIBAL CULTURAL RESOURCES

ATTACHERHBIT G

Would the project cause a substantial adverse change in the
significance of a tribal cultural resource, defined in Public
Resources Code Section 21074 as either a site, feature,
place, cultural landscape that is geographically defined in
terms of the size and scope of the landscape, sacred place, or
object with cultural value to a California Native American
tribe, and that is:

a) Listed or eligible for listing in the California Register of
Historical Resources, or in a local register of historical
resources as defined in Public Resources Code Section
5020.1(k), or

b) A resource determined by the lead agency, in its
discretion and supported by substantial evidence, to be
significant pursuant to criteria set forth in subdivision (c) of
Public Resources Code Section 5024.1? In applying the
criteria set forth in subdivision (c) of Public Resources Code
Section 5024.1, the lead agency shall consider the
significance of the resource to a California Native American
tribe.

NARRATIVE DISCUSSION

Environmental Setting

Less Than
Significant
Impact

Potentially ~ Less Than
Significant  Significant
Impact with
Mitigation
Incorporated

No Impact

NC

NC

The adopted IS/MND discussed potential project impacts on cultural resources, including
those that may be associated with Native American tribes, in its Cultural Resources section.
Prior to adoption of the project IS/MND, AB 52 had taken effect. AB 52 modified CEQA

procedures regarding consultation with Native American tribes on cultural resource issues.

AB 52 established a category called “tribal cultural resources,” which not only includes
physical resources but also site features, places, cultural landscapes, and sacred places and
objects of value to a tribe, and which are on or eligible for listing on a State or local historic
register. AB 52 establishes consultation procedures between a CEQA lead agency and a
tribe when a tribal cultural resource is involved. Under AB 52 procedures, the Wilton
Rancheria requested consultation on the project in a letter dated March 28, 2017.

In 2016, the Governor’s Office of Planning and Research updated the Environmental
Checklist in CEQA Guidelines Appendix G to include sample questions specifically
addressing tribal cultural resources. Since these questions were incorporated after adoption
of the project IS/MND, they were not included in the original document but are included
in this Addendum. The adopted IS/MND discussed potential impacts on resources of

interest to tribes in its cultural resource analysis.
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Environmental Impacts and Mitigation Measures

a, b) Tribal Cultural Resources.

As noted in the adopted IS/MND, the City and Wilton Rancheria had a consultation
meeting on May 3, 2017. As a result of the meeting, adopted Mitigation Measures TCR-1
through TCR-4 were added to address the concerns of the Rancheria about potential project
impacts on tribal cultural resources. Implementation of the mitigation measures would
reduce potential impacts on tribal cultural resources to a level that would be less than
significant. As with the approved project, impacts of the revised project related to tribal
cultural resources would be less than significant with implementation of the adopted
mitigation measures.

4.19 UTILITIES AND SERVICE SYSTEMS

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant

Would the project: Impact with Impact
Mitigation
Incorporated
a) Require or result in the relocation or construction of new NC

water, wastewater treatment, or storm water drainage,
electric power, natural gas, or telecommunications facilities,
the construction of which could cause significant
environmental effects?

b) Have sufficient water supplies available to serve the NC
project and reasonably foreseeable future development
during normal, dry, and multiple dry years?

c¢) Result in a determination by the wastewater treatment NC
provider that would serve the project that it has adequate
capacity to serve the project's projected demand in addition
to the provider's existing commitments?

d) Generate solid waste in excess of State or local standards, NC
or in excess of the capacity of local infrastructure, or
otherwise impair the attainment of solid waste reduction
goals?

e) Comply with federal, state, and local management and NC
reduction statutes and regulations related to solid waste?

NARRATIVE DISCUSSION

Environmental Setting

The setting for utilities and service system issues is the same as that described in the
adopted IS/MND. Since adoption of the project IS/MND, utility questions in the
Environmental Checklist in CEQA Guidelines Appendix G have been revised. However,
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the revised questions generally cover the same subject matter as the checklist used for the
adopted IS/MND.

Environmental Impacts and Mitigation Measures
a) Relocation or Construction of Utility Facilities.

The adopted IS/MND stated that the project would require the extension of sewer lines to
the project site. Extension of sewer lines to the project site is not expected to have a
significant impact on the physical environment, as the area is substantially developed, and
the project site is designated for urban development. Additional sewer lines and
connections could have a potentially adverse impact on the City’s wastewater system if the
lines are not designed properly. Mitigation Measure UTIL-1 in the adopted IS/MND would
ensure design of project wastewater facilities in accordance with City standards, thereby
reducing potential impacts to a level that would be less than significant.

The adopted IS/MND stated that the project would connect to existing water lines in the
area; no new or extended water mains would need to be installed. Additional water lines
and connections could have a potentially adverse impact on the City’s water system if the
lines are not designed properly. Adopted Mitigation Measure UTIL-1 would reduce
potential impacts to a level that would be less than significant.

The project would require the construction of storm drainage facilities to collect anticipated
runoff from the project site once it is developed. The adopted IS/MND stated that the on-
site facilities would have little environmental impact by themselves. The new facilities
would require a connection to existing storm drainage facilities in the area, which would
not have significant environmental impacts, as the area is substantially developed or
designated for urban uses. Additional drainage facilities could have a potentially adverse
impact on the City’s storm drainage system if the facilities are not designed properly.
Adopted Mitigation Measure UTIL-1 would reduce potential impacts to a level that would
be less than significant.

The adopted IS/MND noted that electrical, telephone, and cable television lines are
available in the project vicinity and can be extended to the project site as necessary. As
with the approved project, impacts of the revised project related to these utilities would be
less than significant with implementation of the mitigation measure.

b) Water Supplies.

The adopted IS/MND noted that the City would have an adequate water supply to serve
the project site. The revised project would not alter this condition, so impacts related to
water supplies likewise would be less than significant.

c) Wastewater Treatment Capacity.

The adopted IS/MND noted that the City would have adequate capacity in its Regional
Wastewater Control Facility to serve the project site. The revised project would not alter
this condition, so impacts related to wastewater treatment capacity likewise would be less
than significant.
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d, e) Solid Waste Services.

The adopted IS/MND stated that existing landfills in the County would have adequate
capacity to accommodate the amount of solid waste that would be generated by the project.
The project would comply with applicable federal, state and local statutes and regulations
related to solid waste. As with the approved project, impacts of the revised project on solid
waste services would be less than significant.

4.20 WILDFIRE

Potentially ~ Less Than  Less Than ~ No Impact
If located in or near state responsibility areas or lands  Significant  Significant  Significant
classified as Very High Fire Hazard Severity Zones, would Tmpact with Impact

" - Mitigation
the project: Incorporated

a) Substantially impair an adopted emergency response plan NC
or emergency evacuation plan?

b) Due to slope, prevailing winds, and other factors, LS
exacerbate wildfire risks, and thereby expose project
occupants to pollutant concentrations from a wildfire or the
uncontrolled spread of a wildfire?

¢) Require the installation or maintenance of associated LS
infrastructure (such as roads, fuel breaks, emergency water
sources, power lines or other utilities) that may exacerbate fire
risk or that may result in temporary or ongoing impacts to the
environment?

d) Expose people or structures to significant risks, including LS
downslope or downstream flooding or landslides, as a result
of runoff, post-fire slope instability, or drainage changes?

NARRATIVE DISCUSSION

Environmental Setting

Since adoption of the project IS/MND, the Environmental Checklist in CEQA Guidelines
Appendix G has been revised to include a section addressing the potential impacts of a
project as it relates to wildfire. As described in the adopted IS/MND, wildland fires are an
annual hazard in San Joaquin County. Wildland fires burn natural vegetation on
undeveloped lands and include rangeland, brush, and grass fires. Long, hot, and dry
summers with temperatures often exceeding 100°F add to the County’s fire hazard. Human
activities are the major causes of wildland fires, while lightning causes the remaining
wildland fires. High hazard areas for wildland fires are the grass-covered areas in the east
and the southwest foothills of the County.

The California Department of Forestry and Fire Protection’s Fire and Resource Assessment
Program identifies fire threat based on a combination of two factors: 1) fire frequency, or
the likelihood of a given area burning, and 2) potential fire behavior (hazard). These two
factors are combined in determining the following Fire Hazard Severity Zones: Moderate,
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High, Very High, Extreme. These zones apply to areas designated as State Responsibility
Areas — areas in which the State has primary firefighting responsibility. The project site is
not within a State Responsibility Area and therefore has not been placed in a Fire Hazard
Severity Zone. The area surrounding the project site is likewise not in any designated fire
hazard zone (Cal Fire 2007).

Environmental Impacts and Mitigation Measures

a) Emergency Response and Emergency Evacuation Plans.

As discussed in Section 4.9 of this Addendum, project construction is not expected to
substantially obstruct emergency vehicles or any evacuations that may occur in the area.
Project operations likewise would not obstruct any roadways. As with the approved project,
impacts of the revised project related to emergency response or evacuations would be less
than significant.

b) Exposure of Project Occupants to Wildfire Hazards.

As noted in Section 4.9 of this Addendum, the project site is in a predominantly agricultural
and developed area, and the project would reduce the existing fire hazard on the parcel by
replacing existing grasses and weeds. Cal Fire maps also indicate that the project site is in
a low-risk wildfire area. As with the approved project, impacts of the revised project related
to wildland fire hazards would be less than significant.

c) Installation and Maintenance of Infrastructure.

The project proposes the installation of roads and parking areas and the extension of
utilities. The installation of these facilities is not expected to exacerbate the wildfire risk
on the project site, as explained in b) above. As with the approved project, impacts of the
revised project would be less than significant.

d) Risks from Runoff, Post-Fire Slope Instability, or Drainage Changes.

As noted in Section 4.7 of this Addendum, the project site is in a topographically flat area.
There are no streams or other channels that cross the site. As such, it is not expected that
people or structures would be exposed to significant risks from changes resulting from fires
in steeper areas, including downslope or downstream flooding or landslides. As with the
approved project, impacts of the revised project related to these issues would be less than
significant.

4.21 MANDATORY FINDINGS OF SIGNIFICANCE

Potentially ~ Less Than  Less Than ~ No Impact
Significant  Significant  Significant
Impact with Impact
Mitigation
Incorporated

a) Does the project have the potential to substantially NC
degrade the quality of the environment, substantially reduce
the habitat of a fish or wildlife species, cause a fish or
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wildlife population to drop below self-sustaining levels,
threaten to eliminate a plant or animal community,
substantially reduce the number or restrict the range of a rare
or endangered plant or animal or eliminate important
examples of the major periods of California history or
prehistory?

b) Does the project have impacts that are individually NC
limited, but cumulatively considerable? "Cumulatively
considerable" means that the incremental effects of a project
are considerable when viewed in connection with the effects
of past projects, the effects of other current projects, and the
effects of probable future projects)?

¢) Does the project have environmental effects which would NC
cause substantial adverse effects on human beings, either
directly or indirectly?

NARRATIVE DISCUSSION

a) Findings on Biological and Cultural Resources.

The potential biological resource and cultural resource impacts of the revised project were
described in the adopted IS/MND and summarized in Sections 4.4 and 4.5 of this
Addendum, respectively. Potentially significant environmental effects on biological and
cultural resources were identified, but implementation of mitigation measures described in
the adopted IS/MND would reduce these effects to a level that would be less than
significant. The project would involve the same potential biological and cultural resource
effects as the approved project; therefore, impacts of the revised project related to
biological and cultural resources would be less than significant.

b) Findings on Cumulatively Considerable Impacts.

According to the adopted IS/MND, a cumulative impact is an environmental impact that
may result from the combination of two or more environmental impacts associated with
the proposed project with each other, or the combination of one or more project impacts
with related environmental impacts caused by other projects.

The revised project would have the same cumulative impacts as the approved project on
most environmental issues; in some cases, the changes would have less of an impact. The
potential cumulative impacts of the revised project on traffic were specifically analyzed by
KD Anderson and Associates (see Appendix D). The same intersections and driveways in
the original traffic study were analyzed, again using trip generation rates of the 10™ edition
of the Trip Generation Manual.

Table 4-4 presents the LOS at the six study intersections and the two driveways with the
approved project and the revised project.
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TABLE 4-4
LOS AT INTERSECTIONS UNDER CUMULATIVE CONDITIONS
LOS With LOS With
Approved Project | Revised Project
AM PM AM PM
Peak Peak Peak Peak
Intersection Hour Hour Hour Hour
Eight Mile Road/I-5 Southbound Ramps B D B D
Eight Mile Road/I-5 Northbound Ramps C E C E
Eight Mile Road/Thornton Road C D C D
Eight Mile Road/Rivermont Drive A B A B
Eight Mile Road/Davis Road C D C D
Thornton Road/A.G. Spanos Boulevard C C C C
Eight Mile Road/Project Site Driveway A A A A
Thornton Road/Project Site Driveway A A A A

EPAP- Existing Plus Approved Projects
Source: KD Anderson and Associates 2017, 2019.

As shown in Table 4-4, there is no change to the LOS at the study intersections and
driveways with the revised project. The intersection of Eight Mile Road and the I-5
northbound ramps would operate at LOS E during the PM peak hour, which is considered
unacceptable. However, aside from resulting in the same LOS as the approved project, the
revised project would not result in an increase in traffic volume greater than five percent.
Based upon criteria presented in the Level of Service Significance Threshold section of the
2017 traffic study, this impact is considered less than significant. All other study
intersections and driveways would operate at LOS D or better, which meets City standards.

The traffic study also evaluated potential traffic impacts of the project at buildout on five
roadway segments under Cumulative conditions. Table 4-5 presents the LOS at the five
roadway segments with the approved project and the revised project. As shown in Table 4-
5, there is no change to the LOS at the study roadway segments with the revised project.
All study roadway segments would operate at LOS D or better, which meets City standards.
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TABLE 4-5
LOS ON ROADWAY SEGMENTS UNDER CUMULATIVE CONDITIONS
LOS With LOS With
Approved Revised
Roadway Segment Project Project
Eight Mile Road - I-5 to Thornton Road C C
Eight Mile Road - Thornton Road to Davis Road C C
Thornton Road - Eight Mile Road to Bear Creek A A
A.G. Spanos Blvd. - Thornton Road to Ocean Mist
Way A A
Ocean Mist Way/Breaker Way - A.G. Spanos Blvd.
to Lands End A A

EPAP- Existing Plus Approved Projects
Source: KD Anderson and Associates 2017, 2019.

As noted in Section 4.17, Transportation, potential impacts of the proposed Eight Mile
Road Precise Road Plan amendment occurred under Cumulative conditions with the
project. With implementation of the Precise Road Plan amendment, seven of the eight study
intersections would operate at acceptable LOS D or better during both the AM and PM
peak hour. Therefore, the impacts at these intersections are considered less than significant.
The intersection of Eight Mile Road and I-5 Northbound Ramps would operate at LOS C
during the AM peak hour and at LOS E during the PM peak hour. LOS E is considered
unacceptable. However, the proposed amendment would not increase delay by more than
five seconds, compared to conditions without the amendment. Therefore, based on criteria
presented in the Significance Thresholds section of the 2017 traffic report, this impact is
considered less than significant, and no mitigation measures are required (KD Anderson
2019b). It should be noted that the same impact was identified in the adopted IS/MND.

The revised project would not introduce new environmental impacts or more severe
impacts than those identified with the approved project. Therefore, the revised project
would have less of a potential contribution to cumulative impacts than would the approved
project. None of the potential environmental effects addressed individually in this Initial
Study would combine to result in a significant effect cumulatively.

¢) Findings on Adverse Effects on Human Beings.

Potential adverse effects on human beings were discussed in adopted IS/MND Section 3.3,
Air Quality (TACs); Section 3.6, Geology and Soils (seismic hazards); Section 3.8,
Hazards and Hazardous Materials; Section 3.9, Hydrology and Water Quality (flooding);
and Section 3.16, Transportation/Traffic (traffic hazards). Potential adverse effects on
human beings identified in those sections would be reduced to levels that are considered
less than significant through compliance with applicable laws, regulations, and City
ordinances and standards, along with mitigation measures where necessary. The revised
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project would not alter these conditions; as such, the revised project would not have adverse
impacts on human beings.
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5.0 FINDINGS

Based on the analysis in this Addendum, the proposed changes to the Thornton Road/8
Mile Road ARCO Station project for the construction of a stand-alone, drive-through car
wash facility will not involve: 1) substantial changes to the project, 2) substantial changes
in the circumstances of the project, or 3) new information of substantial importance that
would result in new significant environmental effects or a substantial increase in the
severity of significant effects described in the adopted IS/MND for the project. The City
has not identified any changes in the circumstances of the project that would involve
potential for new or more severe environmental effects. The City has not identified any
new information related to the project that would involve potential for new or more severe
environmental effects. The analysis and conclusions in the adopted IS/MND remain
relevant. Therefore, it is appropriate for the City to adopt this Addendum to the previously
adopted Thornton Road/8 Mile Road ARCO Station IS/MND.
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1.0 INTRODUCTION

This document sets forth the findings of the City of Stockton Planning Commission and/or City
Council (City) relating to the Thornton Road/Eight Mile Road ARCO Project as required by the
California Environmental Quality Act. This document also describes the Mitigation
Monitoring/Reporting Program (MMRP) for the project. The primary source document for the
findings and MMRP is the Final Initial Study/Mitigated Negative Declaration for the Thornton
Road/Eight Mile Road Arco Station Project (P16-0667) (the "Final IS/MND").

The project site is located at 2910 Eight Mile Road, at the southeast corner of the intersection of
Thornton Road and Eight Mile Road in northern Stockton, California. When referenced as such,
the IS/MND includes both the Public Review Draft of the IS/MND (September 5, 2017) and the
Final IS/MND (October 9, 2017) for the project, as well as any documents, which have been
incorporated into those documents by reference.

1.1 CEQA REVIEW OF PROPOSED PROJECT

The Thornton Road/Eight Mile Road ARCO Station project involves City approval of Project File
No. P16-0667. The project applicant proposes to construct an ARCO fueling station and other
commercial structures on 2.11 acres of an approximately 10.09-acre site at the intersection of Eight
Mile Road and Thornton Road in north Stockton. The project would include three commercial
structures: a fueling station and convenience store approximately 3,799 square feet, a fast-food
restaurant of approximately 3,462 square feet, and a retail building of approximately 4,000 square
feet. The fueling station would have 16 dispensing pumps. A carwash would be attached to the
convenience store building, and the fast-food restaurant would have a drive-through. The overall
commercial development would have a total of 78 parking spaces. Access would be provided off
Thornton Road and Eight Mile Road

As the proposed project involves the potential to result in significant environmental effects as
defined by CEQA, an Initial Study/Mitigated Negative Declaration (IS/MND) was prepared by
consultants, subject to the independent review and approval of City of Stockton staff. The Draft
IS/MND identified significant and/or potentially significant environmental effects that could occur
in conjunction with the proposed project. The Draft IS/MND also identified mitigation measures,
which would reduce the significant or potentially significant environmental effects to a "less than
significant" level.

Prior to public and agency review of the Draft IS/MND, the project applicant, on behalf of any
future owners, applicants, developers and/or successors-in-interest, entered into a Mitigation
Agreement with the City of Stockton. The Mitigation Agreement attaches all of the mitigation
measures identified in the IS/MND to the proposed project as binding conditions of approval. The
Mitigation Agreement also provides that any other mitigation measures, which may be imposed on
the project by responsible and/or trustee agencies, and/or by City of Stockton advisory and final
decision-making bodies, will also be binding on the project.

The IS/MND was circulated for agency and public review in September of 2017. Seven agency
comments were received on the IS/MND; These comments are shown and responded to in Section
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3.0 of the Final IS/MND. It is anticipated that the Final IS'MND will be adopted by the City, in
conjunction with this document, prior to taking action on the project.

1.2 CEQA REQUIREMENTS REGARDING FINDINGS

When an Environmental Impact Report (EIR) has been prepared for a project, CEQA requires that,
prior to project approval, the Lead Agency make specified findings related to each of the significant
or potentially significant environmental effects considered in the EIR. Specific findings are not
required by CEQA when the agency proposes to adopt a Negative Declaration. In the interest of
public disclosure, however, it is the policy of the City of Stockton to make specific findings with
respect to the environmental effects addressed in an Initial Study/Mitigated Negative Declaration.

The City's findings for Negative Declarations parallel the EIR findings requirements set forth in
CEQA Guidelines Section 15091. All of the potentially significant effects of the project will be
reduced to less than significant by proposed mitigation measures.

CEQA findings must as a rule be based upon substantial evidence. The substantial evidence in this
case consists of the information, analysis and mitigation measures described in the Draft IS/MND,
as well as any other information incorporated into these documents by reference. A copy of the
Final IS/MND is available for review at the Stockton Permit Center, 345 North El Dorado Street,
Stockton, CA. Specific references to supporting information for each finding are provided in
Column 4 of the findings and mitigation monitoring table, following.

1.3 CEQA REQUIREMENTS REGARDING MITIGATION MONITORING
AND REPORTING

To ensure that mitigation measures included in a Mitigated Negative Declaration are actually
implemented, CEQA requires the adoption of a mitigation monitoring or reporting program (CEQA
Guidelines Section 15074). Specifically, the Guidelines require that the lead agency:

'. .. adopt a program for reporting on or monitoring the changes which it has either required
in the project or made a condition of approval to mitigate or avoid significant environmental
effects."

These requirements are met collectively by the Mitigation Monitoring/Reporting Table shown in
Section 2.0 of this document. The table lists all of the potential environmental effects of the project
that were identified in the Draft IS/MND, identifies all of the mitigation measures that address these
effects, and identifies the entities that would be responsible for implementing, and monitoring
implementation of, the mitigation measures.

1.4 ORGANIZATION OF THIS DOCUMENT

This document is divided into two chapters. Chapter 1.0 is this Introduction, which provides
background information and a discussion of CEQA requirements related to approval of the project.
Chapter 2.0 presents the Mitigation Monitoring/Reporting Program and CEQA findings for the
project in the form of a table. The table lists all mitigation measures applicable to the project,
identifies implementation responsibilities, sets forth the City's finding with regard to the
effectiveness of mitigation measures defined for each impact, and establishes the rationale for each
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finding. Section 3.0 following the table sets forth the City's Mitigation Reporting Program for the
project.
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2.0 MITIGATION MONITORING/REPORTING
PROGRAM AND FINDINGS

The following table summarizes the significant or potentially significant environmental effects that
could result from approval of the proposed project. The table identifies 1) each environmental
effect and its significance prior to mitigation, 2) how each significant environmental effect would be
mitigated, 3) the responsibility for implementation of each mitigation measure, 4) the responsibility
for monitoring of the mitigation measures, if the project is approved, 5) the City’s finding with
respect to each significant environmental effect, and 6) the City’s rationale for that finding. The
table follows the same sequence as the impact analysis in the IS/MND. Reporting actions required
to ensure that the mitigation measures are implemented are described on the last page of the table.

The City's findings with respect to the project are listed in the last column of the table, for each of
the significant effects identified by the IS/MND. Codes used to identify the significance of each
environmental effect after mitigation measures are applied, and the City's finding with respect to
each effect, are summarized on the first page of the table. For the purposes of this document:

* A "Significant” environmental effect is a substantial adverse change in the environment
(CEQA Guidelines Section 15382),

» A "Potentially Significant" effect is one which is likely, but not certain, to cause future
substantial adverse changes to the environment,

* A "Cumulatively Significant" effect is a substantial adverse change in the environment that
is the result of cumulative development in the City of Stockton,

* A "Significant and Unavoidable" effect is one for which there is no known or feasible
mitigation, and

* A "Not Significant" effect is one that may be adverse, but is not substantial, or has been
rendered so as the result of mitigation measures.
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EXHIBIT 1

CEQA FINDINGS AND MITIGATION MONITORING/REPORTING PROGRAM
(PURSUANT TO CALIFORNIA PUBLIC RESOURCES CODE SECTIONS 21081 AND 21081.6)

PROJECT DATA

KEY

INITIAL STUDY FILE NO.: P16-0667

Property Owner(s): Jimenez-Thornton Ranch
Address: P.O Box 965 Lodi, CA 95241

Project Applicant: PS Fuels, LLC
Address: 2190 Meridian Park Blvd., Suite G Concord, CA 94520

Project Title: Thornton Road/Eight Mile Road ARCO

The project applicant proposes to construct an ARCO fueling station and other commercial structures on 2.11 acres of an
approximately 10.09-acre site at the intersection of Eight Mile Road and Thornton Road in north Stockton. The project
would include three commercial structures: a fueling station and convenience store approximately 3,799 square feet, a
fast-food restaurant approximately 3,462 square feet, and a retail building approximately 4,000 square feet. The fueling
station would have 16 dispensing pumps. A carwash would be attached to the convenience store building, and the fast-
food restaurant would have a drive-through. The overall commercial development would have 78 parking spaces. Access
would be provided off Thornton Road and Eight Mile Road.

1. The impacts are shaded and followed by related
mitigation measures, implementation and monitoring
provisions, and findings.

N

. Abbreviations: N/A = (Not Applicable); COS = (City of
Stockton); ODS = (Owners, Developers and/or
Successors-in- Interest); CDD = (Community
Development Department); CD-P = (Community
Development-Planning Division);CD-B = (Community
Development-Building Division); PW = (Public Works
Department); CM = (City Manager); CA = (City
Attorney); P&R = (Parks and Recreation Department);
HR = (Housing and Redevelopment Department); MUD
= (Municipal Utilities Department); FD = (Fire
Department); PD = (Police Department); PC =
(Planning Commission); CC = (City Council); SJC =
(San Joaquin County); ALUC = (Airport Land Use
Commission).

FINDINGS AND LEVEL OF SIGNIFICANCE AFTER MITIGATION

Declaration/Initial Study, or

can and should be adopted by such other agency, or

in the Final EIR or Negative Declaration/Initial Study.

on the following pages under “Rationale.”

Findings for significant and potentially significant impacts identified in the Final EIR or Negative Declaration/Initial Study are listed as follows:

1. Changes or alterations have been required in, or incorporated into, the project which avoid or substantially lessen the significant environmental effect identified in the Final EIR or Negative

2. Such changes or alterations are within the responsibility and jurisdiction of another public agency and not the City of Stockton. Such changes have been adopted by such other agency, or

3. The City of Stockton has previously adopted findings of specific economic, social, or other considerations which make infeasible the mitigation measures and project alternatives identified

The level of significance (LS) of each impact after mitigation is listed as: SU= (significant and unavoidable), PS=(potentially significant), or NS=(not significant). The basis for the Findings is
provided in applicable sections of the Final EIR, Negative Declaration/Initial Study, or previously adopted Findings or Statement of Overriding Considerations, as referenced in the last (fourth) column

LEAD AGENCY:

CITY OF STOCKTON

c/o Community Development Dept./Planning Division
345 North El Dorado Street, Stockton, CA 95202-1997
(209) 937-8266

Jenny Liaw Senior Planner

DATE (FINDINGS/MONITORING PROGRAM ADOPTED)
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1. AESTHETICS
a) Effects on Scenic Vistas. There are no significant or potentially significant impacts in this issue area.
b) Effects on Scenic Resources. There are no significant or potentially significant impacts in this issue area.
c) Effects on Visual Character and Quality. There are no significant or potentially significant impacts in this issue area.
d) Project Effects on Light and Glare.
AES-1:Site development plans shall include a photometric site plan that describes the type  The 0ODS will be responsible for The CDD utilities ensure that the PMSP is reviewed 1, NS
of lighting that will be used and the amount of illumination that would occur on the  the preparation and submittal of approved and incorporated into building plan prints Rationale:
IS MND

site and on the property lines of adjacent residential parcels or parcels zoned for the photometric site plan. issuance of building permits
residential uses. The photometric plan shall demonstrate that indirect illumination

on the property lines is consistent with the standards set forth in Stockton

Municipal Code Section 16.32.070(A). The photometric site plan shall be part of the

development application package to be reviewed and approved by the City.

Pages 3-10, 11

2 AGRICULTURE AND FORESTRY RESOURCES

a) Conversion of Agricultural Land. There are no significant or potentially significant impacts in this issue area.

b) Conflicts with Agricultural Zoning and Williamson Act. There are no significant or potentially significant impacts in this issue area.

c) Conflicts with Forest Land Conversion and Zoning. There are no significant or potentially significant impacts in this issue area.

d) Indirect Conversion of Farmland of Forest Land. There are no significant or potentially significant impacts in this issue area.

3 AIR QUALITY

a) Air Quality Plan Consistency. There are no significant or potentially significant impacts in this issue area.

b, d) Construction Emissions. There are no significant or potentially significant impacts in this issue area.

c) Cumulative Emissions Impacts. There are no significant or potentially significant impacts in this issue area.

e) Odor Impacts. There are no significant or potentially significant impacts in this issue area.

4 BIOLOGICAL RESOURCES

a) Effects on Special-Status Species. This is a potentially significant impact.

BIO-1: Prior to construction activities, the beginning of which occurs from March to . ) i . . .
August, the ODS shall conduct a preconstruction nest survey to determine the The ODS will be responsible for ~ The CDD-BD will verify that survey requirements have

presence of any bird species or their nests. The survey shall be conducted by retaining a qualified biologist to been met as specified or through participation in the
a qualified biologist, who shall make recommendations on the treatment of conduct the preconstruction

1,NS

Rationale:
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any located nests that shall be implemented by the ODS, including but not survey. SJMSCP. IS/MND Page
limited to establishment of buffer areas and restrictions on construction 324
equipment operations near the nest.

BIO-2: The applicant shall apply to the San Joaquin Council of Governments (SJCOG)
for coverage under the San Joaquin County Multi-Species Open Space and
Habitat Conservation Plan (SJMSCP). The project site will be inspected by the
SJMSCP biologist, who will recommend any Incidental Take Minimization
Measures (ITMMs) set forth in the SJMSCP should be implemented. The ODS
shall pay the required SJMSCP fee, if any, and be responsible for the
implementation of the specified ITMMs.
b) Effects on Riparian and Other Sensitive Habitats. There are no significant or potentially significant impacts in this issue area.
c) Effects on Wetlands. There are no significant or potentially significant impacts in this issue area.
d) Effects on Fish and Wildlife Movement. There are no significant or potentially significant impacts in this issue area.
e) Local Biological Requirements. There are no significant or potentially significant impacts in this issue area.
f) Project Conflict with Habitat Conservation Plans. There are no significant or potentially significant impacts in this issue area.
5 CULTURAL RESOURCES
a, b) Project Impacts on Potential Historical Resources, Archaeological Resources. This is a potentially significant impact.
CULT-1: If any subsurface cultural or paleontological resources are encountered  The ODS will be responsible for ~ The ODS will be responsible for engaging the qualified 1,NS
during project construction, all construction activities in the vicinity of the \o1ining 4 qualified archeologist  professional and prepare a report for the CDD. The
encounter shall be halted until a qualified archaeologist or paleontologist, as | logi | ill verify th licabl X Rationale:
appropriate, can examine these materials and make a determination of their ~©F Paleontologist to evaluate and  CDD will verify that applicable requirements are met. 1S/MND P
significance. If the resource is determined to be significant, recommendations report archeological or ages
shall be made on further mitigation measures needed to reduce potential paleontological resources. 3-27

effects on the resource to a level that would be less than significant. Such
measures could include 1) preservation in place or 2) excavation, recovery and
curation by qualified professionals. The CDD shall be notified of any find, and
the ODS shall be responsible for retaining qualified professionals, implementing
recommended mitigation measures, and documenting mitigation efforts in a
written report to the CDD, consistent with the requirements of the CEQA
Guidelines.

c) Project Impacts on Paleontological Resources and Unique Geological Features. This is a potentially significant impact, mitigated by CULT-1, above.

d) Project Impacts on Human Burials. This is a potentially significant impact.
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6 GEOLOGY AND SOILS
a) Exposure of New Development to Fault Rupture, Seismic and Landslide Hazards. There are no significant or potentially significant impacts in this issue area.
b) Exposure of New Development to Soil Erosion. This is a potentially significant issue.
GEO-1: The ODS shall prepare and implement a Storm Water Pollution Prevention  The ODS will be responsible for The PW will be responsible for ensuring that storm 1,NS

Plan (SWPPP) for the project and file a Notice of Intent with the State Water :

ResmErces Co)ntrol Boall)rd](SWRCB) prior to commencement of construction preparation of th'e SWPPP & A Rationale:
activity, in compliance with the Construction General Permit and City of related actions. subdivision improvement plans. 1S/MIND Pag
Stockton stormwater requirements. The SWPPP shall be available on the / ages
construction site at all times. The ODS shall incorporate an Erosion Control 30,31
Plan consistent with all applicable provisions of the SWPPP within the site

development plans. The ODS shall submit the SWRCB Waste Discharger’s

Identification Number to the City prior to approval of development or grading

plans.

requirements are met in conjunction with approval of

c) Exposure of New Development to Geologic Instability. There are no significant or potentially significant impacts in this issue area.

d) Exposure of New Development to Expansive Soils. This is a potentially significant issue.

GEO-2: If required by the City, the Silver Springs geotechnical report shall be

updated to reflect current standards and practices The ODS will be responsible for The CDD-B will be responsible for review and 1,NS
GEO-3: Prior to issuance of a grading permit, a comprehensive grading plan shall be p;iﬁ:“;z(;frszio;;:;::sﬂ approval of geotechnical studies and grading plans. Rationale:

submitted to the City Engineer that addresses potential adverse impacts on 1S/MND P
structures due to expansive soils. The City Engineer shall review and approve ages
the grading plan and building design, and the City Engineer or designated 31,32
representative shall verify the implementation in the field.

e) Adequacy of Soils for Sewage Disposal. There are no significant or potentially significant impacts in this issue area.

7 GREENHOUSE GAS EMISSIONS

a) Significance of GHG Emissions. There are no significant or potentially significant impacts in this issue area.

8 HAZARDS AND HAZARDOUS MATERIALS

a, b) Upset and Transportation Hazards. There are no significant or potentially significant impacts in this issue area.

c) Hazards Materials Use or Emissions Near Schools. There are no significant or potentially significant impacts in this issue area.

d) Hazardous Materials Sites. There are no significant or potentially significant impacts in this issue area.

e, f) Aircraft Operations Effects. There are no significant or potentially significant impacts in this issue area.

g) Emergency Response Effects. There are no significant or potentially significant impacts in this issue area.




ATTACHMENT C

EXHIBIT 1
h) Wildland Fire Hazards. There are no significant or potentially significant impacts in this issue area.
9 HYDROLOGY AND WATER QUALITY
a, f) Project Effects Surface Waters and Water Quality. This is a potentially significant impact.
HYDRO-1: The ODS shall submit a Storm Water Quality Plan that shall include post- . . . . .
construction Best Management Practices (BMPs) as required by Title 13 of Th? ODS will be resp_on5|ble for The MUD will be respon.5|ble for rewew_and approval 1,NS
the SWQCCP. The Storm Water Quality Plan will be reviewed and design and construction of storm of storm water quality plans, ensuring that a .
approved by the City of Stockton Municipal Utilities Department prior to  water quality improvements, for maintenance Agreement has been executed. Rationale:
the Certificate of Occupancy. preparing and executing a IS/MND
. Pages
HYDRO-2: The ODS shall execute a Maintenance Agreement with the City for maintenance agreement for 3-41,42

stormwater BMPs prior to receiving a Certificate of Occupancy. The ODS compliance with applicable COS

must remain the responsible party and provide funding for the operation, codes related to storm water.
maintenance and replacement costs of the proposed treatment devices
built for the subject property.

HYDRO-3: The ODS shall comply with any and all requirements of, and pay all
associated fees as required by, the City’s Storm Water Pollution
Prevention Program as set forth in its NPDES Storm Water Permit.

b) Project Effects on Groundwater Supplies. There are no potentially significant or significant impacts in this issue area.

¢, d, e) Project Effects on Drainage and Runoff. There are no potentially significant or significant impacts in this issue area.

g) Flood Exposure. There are no potentially significant or significant impacts in this issue area.

h) Impacts on Floodways. There are no potentially significant or significant impacts in this issue area.

i) Dam Failure Hazards. There are no potentially significant or significant impacts in this issue area.

j) Project Exposure to Seiche, Tsunami or Mudflow Hazards. There are no potentially significant or significant impacts in this issue area.

10  LAND USE AND PLANNING

a) Division of Established Community. There are no potentially significant or significant impacts in this issue area.

b) Consistency with Land Use Plans and Zoning. There are no potentially significant or significant impacts in this issue area.

c) Conflict with Habitat Conservation Plan. There are no potentially significant or significant impacts in this issue area.

11 MINERAL RESOURCES

a) Availability of Mineral Resources of State Value. There are no significant or potentially significant impacts in this issue area.

b) Availability of Mineral Resources of Local Value. There are no significant or potentially significant impacts in this issue area.




ATTACHMENT C

EXHIBIT 1

12 NOISE

a) Project Exposure to Noise Exceeding Local Standards. There are no significant or potentially significant impacts in this issue area.

NOISE-1: A concrete masonry unit wall eight (8) feet in height shall be constructed  The ODS will be responsible for The CDD-B will ensure that approved building plans
along the southern and eastern property lines of the commercial 00t design and operation in reflect the specified design standards.
development as shown in Figure 2 of the Environmental Noise Assessment d ith th fied
prepared by Bollard Acoustical Consultants on August 31, 2016 (in Appendix ~ 3ccordance with the specifie
E of this IS/MND). mitigation standards.

NOISE-2: The car wash shall be equipped with entrance and exit doors which shall be
closed during the drying cycle and which would provide a minimum 15 dB
noise reduction. Alternatively, the car wash shall be equipped with entrance
and exit doors which shall be closed during the drying cycle and which
would provide a minimum 10 dB noise reduction, and car wash dryers shall
be selected that are 5 dB lower in noise generation than that assumed in the
Environmental Noise Assessment prepared by Bollard Acoustical
Consultants on August 31, 2016.

NOISE-3: Vacuum usage shall be limited to daytime hours (7:00 a.m. to 7:00 p.m.).
Alternatively, a vacuum system shall be procured that is 10 dB lower in noise
generation than that assumed in the Environmental Noise Assessment
prepared by Bollard Acoustical Consultants on August 31, 2016.

1,NS
Rantionale:
IS/MND
Pages

3-47,48

b) Project Exposure to Groundborne Noise. There are no significant or potentially significant impacts in this issue area.

c) Permanent Increase in Ambient Noise. There are no significant or potentially significant impacts in this issue area.

d) Temporary or Periodic Increase in Ambient Noise. This is a potentially significant impact.

NOISE-4: All construction equipment used at the project site shall be fitted with  The contractor will be responsible  The CD-B will be responsible for monitoring controls
mufflers in accordance with manufacturers’ specifications. Mufflers shall ¢, implementing noise controls onh contractor activities
be installed on the equipment at all times on the construction site. : :

1,NS

Rationale:
IS/MND
Pages
3-47 - 3-49

e, f) Project Exposure to Aircraft Operations Noise. There are no significant or potentially significant impacts in this issue area.

13 POPULATION AND HOUSING

a) Population Growth Inducement. There are no significant or potentially significant impacts in this issue area.

b, c) Displacement of Housing or People. There are no significant or potentially significant impacts in this issue area.
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14 PUBLIC SERVICES/FACILITIES
a) Fire Protection Impacts. This is a potentially significant impact.
b) Police Protection Impacts. This is a potentially significant impact.
SERV-1: The ODS shall coordinate with the Stockton Police Department as required to  The ODS will be responsible for The PD will be responsible for monitoring, compliance 1,NS
establish adequate security and visibility of the construction site. consultation with the PD, and for and identifying additional measures if needed.
establishment and maintenance Rationale:
of security measures. IS/MND
Pages
3-51,52
c) School Impacts. There are no significant or potentially significant impacts in this issue area.
d) Park Impacts. There are no significant or potentially significant impacts in this issue area.
e) Other Public Facilities Impacts. There are no significant or potentially significant impacts in this issue area.
15 RECREATION
a,b) Recreational Facilities. There are no significant or potentially significant impacts in this issue area.
16  TRANSPORTATION/CIRCULATION
a) Consistency with Applicable Plans, Ordinances and Policies. There are no significant or potentially significant impacts in this issue area.
b) Conflict With Congestion Management Program. There are no significant or potentially significant impacts in this issue area.
c) Impact on Air Traffic Patterns. There are no significant or potentially significant impacts in this issue area.
d, e) Traffic Hazards and Emergency Access. This is a potentially significant issue area.
TRANS-1: The ODS shall install barriers on Eight Mile Road and Thornton Road along  The ODS will be responsible for ~ The PW will be responsible for review and approval of 1,NS
the commercial developmgnt frontage to prevent vehicles frpm making design and construction of traffic ~ street improvement plans and construction inspection.
left turns to the c'omm_erc1al development. The type of barrier shall be barriers to City specifications. Rationale:
subject to the City’s review and approval.
IS/MND
3-57,58

17 TRIBAL CULTURAL RESOURCES
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TCR-1:

TCR-2:

TCR-3:

TCR-4:

The ODS shall retain a qualified professional archaeologist and a
representative of the Wilton Rancheria to monitor all ground disturbing
activities that occur within the project site. The Wilton Rancheria Native
American Monitor shall be compensated per Wilton Rancheria’s Tribal
Inspector/Monitoring Rates 2017 Schedule of Time and Material Rates sheet.
In the event that construction encounters evidence of human burial or
scattered human remains, construction in the vicinity of the encounter shall be
immediately halted until the qualified archaeologist/Wilton Rancheria Cultural
Resources Officer can evaluate the nature and significance of the find. The ODS
shall immediately notify the County Coroner, the Stockton Community
Development Department, and the Wilton Rancheria Cultural Resources
Officer. Appropriate federal and State agencies also shall be notified, in
accordance with the provisions in the Archaeological Resources Protection Act
(16 USC 469), Native American Graves Protection and Repatriation Act (25
U.S.C. 3001-30013), California Health and Safety Code section 7050.5, and
California Public Resources Code section 5097.9 et al. The ODS will be
responsible for compliance with the requirements of CEQA as to human
remains as defined in CEQA Guidelines Section 15064.5, with California Health
and Safety Code Section 7050.5, and as directed by the County Coroner. If the
human remains are determined to be Native American, the County Coroner
shall notify the Native American Heritage Commission, stating Wilton
Rancheria has been working on the project, and they will notify and appoint a
Most Likely Descendant. The Most Likely Descendant will work with the
archaeologist to decide the proper treatment of the human remains and any
associated funerary objects.

In the event that any other cultural resources are encountered during project
construction, all construction activities in the vicinity of the encounter shall be
halted until a qualified archaeologist/Wilton Rancheria Cultural Resources
Officer can examine the materials and make a determination of their
significance. If the resource is determined to be significant, the archaeologist
shall make recommendations, in consultation with Wilton Rancheria, as to
further mitigation measures needed to reduce potential effects on the resource
to a level that would be less than significant. The ODS will be responsible for
retaining the archaeologist and Wilton Rancheria Tribal Monitor and
implementing the recommendations of the archaeologist, including submittal
of a written report to the Stockton Community Development Department and
the Wilton Rancheria documenting the find and its treatment.

Construction foremen and key members of trenching crews shall be instructed
to be wary of the possibility of destruction of buried cultural resource
materials. They shall be instructed to recognize signs of historic and
prehistoric use and their responsibility to report any such finds, or suspected
finds, immediately to the archaeology consultant/Wilton Rancheria Tribal
Monitor so damage to such resources may be prevented.

The ODS will be responsible for
retaining qualified archeological
professionals and Native
American monitors to meet the
specified requirements.

The CDD will be responsible for overseeing and 1,NS
approving, monitoring and reporting activities.

Rationale:
IS/MND

Pages 3-59,
60,61

18

UTILITIES/ SERVICE SYSTEMS

a, b, e)

Effects on Wastewater Systems. This is a potentially significant issue area.

UTIL-1

: The ODS shall submit detailed subdivision improvement plans prior to project
construction. The improvement plans shall show all on-site and off-site utilities
necessary to provide sanitary sewer, water, and storm drainage service. The
plans shall be designed in accordance with the City of Stockton’s most recently
adopted master plans for sanitary sewer, water, and storm drainage, and with
the City’s Standard Specifications and Plans.

The ODS will be responsible for
preparation of subdivision,
improvement plans to address
utility specifications

The PW will be responsible for review and approval of 1,NS

subdivision improvement plans.
Rationale:

IS/MND
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Pages

3-62,63

b, d) Effects on Water Systems and Supply. There are no significant or potentially significant impacts in this issue area.

c) Effects on Stormwater Systems. There are no significant or potentially significant impacts in this issue area.

f, g) Solid Waste Services. There are no significant or potentially significant impacts in this issue area.

18  MANDATORY FINDINGS OF SIGNIFICANCE

a) Environmental Quality, Species Impacts, Historical Resources. There are no significant or potentially significant impacts in this issue area.

b) Cumulative Impacts. There are no significant or potentially significant impacts in this issue area.

c) Other Substantial Adverse Effects. There are no significant or potentially significant impacts in this issue area.
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3.0 MITIGATION REPORTING PROGRAM

This section describes the mitigation reporting program established for the above-described
project pursuant to Section 21081.6 of the Public Resources Code. This program consists of the
following steps:

a. The Community Development Department shall utilize the above-listed Mitigation
Implementation and Monitoring Program (Section 1) as a checklist of mitigation
measures to be implemented for the project. Implementation of the applicable
measures shall be included as a condition of all applicable discretionary approvals,
improvement plans and/or construction permits.

b. The project applicant (i.e., owner, developer, originating City department, or other
responsible agency, as applicable) and/or successors-in-interest shall file a written
report with the Community Development Department, which will monitor the
implementation of required mitigation measures. Similarly, any public agency having
jurisdiction over natural resources affected by the project shall monitor and report
upon the implementation of any mitigation measures incorporated at their request.
Such written report(s) shall be submitted to the Community Development Department
approximately once every twelve (12) months following approval of improvement plans
and/or construction permits. The written report shall briefly state the status in
implementing each adopted mitigation measure.

c. The Community Development Department shall review the monitoring report(s) and
determine whether there is any unusual and substantial delay in, or obstacle to,
implementing the adopted mitigation measures. In reviewing the timeliness of
implementation, the Community Development Department shall consider any
timetable for the project and the required mitigation measures provided by the
applicant and/or other responsible agency, as applicable. The Community
Development Department and other City Departments may, to the extent deemed
necessary, use scheduled inspections to monitor mitigation implementation.

d. The result of the Community Development Department's review of the annual
report(s) will be provided to the applicant in writing within thirty (30) calendar days
after receipt of the annual report. If the Community Development Department
determines that a required mitigation measure is not being properly implemented, it
shall consult with the applicant and, if possible, agree upon additional actions to be
taken to implement the mitigation measures.

The Community Development Department shall be limited to imposing reasonable
actions as permitted by law that will implement the required mitigation measures.
Any decision of the Senior Civil Engineer related to the annual monitoring report may
be appealed to the City Planning Commission and/or City Council, as applicable, within
ten (10) calendar days following said written determination.



ATTACHERHBIT G

Such monitoring and reporting shall continue until the Community Development
Department, in consultation with the other applicable City departments, determines
that compliance has been fully achieved or, for ongoing measures (e.g., maintenance
of facilities), determines that existing enforcement procedures relating to conditions
of approval will provide adequate verification of compliance.
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Resolution No. 2020'05'1 4"0501 ‘02
STOCKTON PLANNING COMMISSION

RESOLUTION RECOMMENDING THE CITY COUNCIL APPROVE A GENERAL PLAN
AMENDMENT TO MODIFY THE LAND USE MAP FOR A PORTION OF ASSESSOR
PARCEL NUMBER 070-670-32 BY CHANGING THE HIGH-DENSITY RESIDENTIAL
DESIGNATION TO COMMERCIAL, FOR THE PROPOSED CAR WASH
DEVELOPMENT PROJECT, LOCATED AT THE SOUTHEAST CORNER OF EIGHT
MILE ROAD AND THORNTON ROAD (P19-0411)

On QOctober 26, 2017, the Planning Commission approved Resolution 2017-10-26-
0501 for development of the ‘Thomton Road/Eight Mile Road ARCO Station’ project,
which proposed a commercial development of approximately 2.1 acres on an
approximately 10.1-acre site, with the remaining 8.0 acres available for planned high-
density residential development. The project included a car wash; and

On January 23, 2018, the City Council approved an amendment to the General
Plan Land Use Map from High Density Residential to Commercial, and an amendment to
the Zoning Map from RH (Residential, High Density) to CG (Commercial, General)
allowing for the commercial center development project (Resolution 2018-01-23-1502
and Ordinance 2018-01-23-1502); and

The applicant now proposes a General Plan Amendment to modify the Land Use
Map for a portion of Assessor’s Parcel Number 070-670-32 from High-Density Residential
to Commercial; and

On May 4, 2020, a public notice for the subject application was published in local
newspaper in accordance with Stockton Municipal Code (SMC) Section 16.88.030; and

On May 14, 2020, the Planning Commission conducted a public hearing on the
application, in compliance with SMC Section 16.116.040(D), at which point all persons
wishing to be heard were provided such opportunity; now, therefore,

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF
STOCKTON, AS FOLLOW:

A. The foregoing recitals are true and correct and incorporated by reference.

B. Based on its review of the entire record herein, the Planning Commission makes
' the following recommended findings to City Council, pursuant to Municipal Code
Section 16.116.050.B.1:

1. The proposed amendment ensures and maintains internal consistency with
general land uses, objectives, policies, programs, and actions of all elements
of the General Plan on balance and would not create any inconsistencies with
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this Development Code.

The proposed General Plan Amendment would maintain consistency with other
applicable General Plan goals and policies, including:

» Commercial land use designation: This land use designation allows for
a wide range of retail, service and commercial recreational uses.
= Goal LU-6: Provide for orderly, well-planned and balanced development.

With the adoption of a companion Zoning Map Amendment, the project would
not create any inconsistencies with the Development Code.

. The proposed amendment will not endanger, jeopardize, or otherwise

constitute a hazard fo the public convenience, health, interest, safety, or
general welfare of persons residing or working in the City.

The proposed development would not result in hazard to the public
convenience, health, interest, safety or general welfare for people working or
residing in the City. The car wash development will be subject to compliance
with City development standards and for provision of all necessary
infrastructure. All necessary City services will be provided as part of the project,
including for Police and Fire protection services.

. The proposed amendment complies with the California Environmental Quality

Act (CEQA)} and the City’s CEQA Guidelines.

A complete CEQA analysis for the development project was performed in
completing an Addendum to the original project IS/MND, including updated
traffic, noise and air quality analyses. The project would not result in creation
of any new potentially significant environmental impacts compared to the
original project, though revisions made to the project resulted in reduction in
noise impacts, allowing for elimination of two noise Mitigation Measures.
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Planning Commission Action

Based on its review of the entire record herein, including the May 14, 2020,
Planning Commission staff report, all supporting, referenced, and incorporated
documents, and all comments received, the Planning Commission hereby recommends
that City Council approve a General Plan Amendment to modify the Land Use Map for a
portion of Assessor's Parcel Number 070-670-32 from High-Density Residential to
Commercial as shown at Exhibit 1.

PASSED, APPROVED, and ADOPTED May 14, 2020

Nogen i,
WAQAR RIZVI, CHAIR
City of Stockton Planning Commission

City of Stockton Planning Commission
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GENERAL PLAN AMENDMENT EXHIBIT B-2

[egal Description

A portion of Parcel 4 of Parcel Map COS 18-05 in the City of Stockton, County of San Joaquin,
State of California, according to the map thereof, recorded December 12, 2018 in Book 26 of
Parcel Maps at Page 121, San Joaquin County Records, described as follows:

Beginning at the Northeast corner of Parcel 1of said Parcel Map: thence South 88°49'23" East,
along the North line of said Parcel 4, a distance of 37.42 feet; thence South 00°00'00" West, a
distance of 233.40 feet; thence North 88°49'23" West, a distance of 156.83 feet to the most
Southeasterly corner of said Parcel 2; thence North 01°10'37" East, along the East line of said
Parcel 2, a distance of 61.99 feet; thence South 88°49'23" East, along the South line of said
Parcels 1 and 2, a distance of 118.13 feet to the Southeast corner of said Parcel 1; thence North
00°00'00" West, a distance of 171.40 feet to the Point of Beginning.

Containing a net area of 0.37 Acres more or less.
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ot Report Mon Mar 18 14:21:04 2019

ot File: F:\2017\17-185 STOCKTON\gpa and rezone\l7-185 exhibits.lot
RD File: F:\2017\17-185 STOCKTON\gpa and rezone\l7-185 exhibits.crd

ot: PORTION P4 , Block: , Type: LOT

NT# Bearing Distance Northing Easting

0 11234.86 7258.48
S 88°49'23" E 37.42

2 11234.10 7295.89
S 00°00'00" W 233.40

4 11000.69 7295.89
N 88°49'23" W 156.83

7 11003.91 7139.10
N 01°10'37" E 61«99

8 11065.89 7140.37
S 88°49'23" E 1.18.,.13

9 11063.46 7258.48
N 00°00'00" W 171.40

0 11234.86 7258.48

losure Error Distance> 0.0072 Error Bearing> S 63°30'46" E
losure Precision> 1 in 108147.1 Total Distance> 779.17
rea: 16094.7 Sq. Feet, 0.37 Acres

lock Total Area: 16094.7 Sg. Feet, 0.37 Acres

Page 1 of %
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resotutionto. 2020-05-14-0501-03
STOCKTON PLANNING COMMISSION

RESOLUTION RECOMMENDING THE CITY COUNCIL APPROVE A REZONE FOR A
PORTION OF ASSESSOR PARCEL NUMBER 070-670-32 BY CHANGING THE
RESIDENTIAL, HIGH DENSITY ZONING DESIGNATION TO COMMERCIAL,
GENERAL FOR THE PROPOSED CAR WASH DEVELOPMENT PROJECT,
LOCATED AT THE SOUTHEAST CORNER OF EIGHT MILE ROAD AND THORNTON
ROAD (P19-0411)

On October 26, 2017, the Planning Commission approved Resolution 2017-10-26-
0501 for development of the ‘Thomton Road/Eight Mile Road ARCO Station’ project,
which proposed a commercial development of approximately 2.1 acres on an
approximately 10.1-acre site, with the remaining 8.0 acres available for planned high-
density residential development. The project included a car wash; and

On January 23, 2018, the City Council approved an amendment to the General
Plan Land Use Map from High Density Residential to Commercial, and an amendment to
the Zoning Map from RH (Residential, High Density) to CG (Commercial, General)
allowing for the commercial center development project (Resolution 2018-01-23-1502
and Ordinance 2018-01-23-1502); and

The applicant now proposes a Rezone to modify the Zoning Map for a portion of
Assessor's Parcel Number 070-670-32 from Residential, High-Density (RH) to
Commercial, General (CG) to accommodate a revised site plan including a stand-along
car wash; and

On May 4, 2020, a public notice for the subject application was published in local
newspaper in accordance _with Stockton Municipal Code {SMC) Section 16.88.030; and

On May 14, 2020, the Planning Commission conducted a public hearing on the
- application, in compliance with SMC Section 16.116.040(D), at which point all persons
wishing to be heard were provided such opportunity; now, therefore,

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF
STOCKTON, AS FOLLOW:

A. The foregoing recitals are true and correct and incorporated by reference.

B. Based on its review of the entire record herein, the Planning Commission makes
the following recommended findings to City Council, pursuant to Municipal Code
Section 16.116.050.B.1:

1. The proposed amendment ensures and maintains internal consistency with
general land uses, objectives, policies, programs, and actions of all elements
of the General Plan on balance and would not create any inconsistencies with
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this Development Code.

The proposed Zoning Map Amendment would maintain consistency with
applicable General Plan goals and policies, including:

+ Commercial land use designation: This land use designation allows for a
wide range of retail, service and commercial recreational uses.
¢ Goal LU-6: Provide for orderly, well-planned and balanced development.

As the proposed amendment concerns the Zoning Map, no inconsistencies with
the Development Code text would result.

2. The proposed amendment will not endanger, jeopardize, or otherwise
constifute a hazard to the public convenience, health, interest, safety, or
general welfare of persons residing or working in the City.

The proposed development would not result in hazard to the public
convenience, health, interest, safety or general welfare for people working or
residing in the City. The car wash development will be subject to compliance
with City development standards and for provision of all necessary
infrastructure. All necessary City services will be provided as part of the project,
including for Police and Fire protection services.

3. The proposed amendment complies with the California Environmental Quality
Act (CEQA) and the City’s CEQA Guidelines.

A complete CEQA analysis for the development project was performed in
completing an Addendum to the original project IS/MND, including updated
traffic, noise and air quality analyses. The project would not result in creation
of any new potentially significant environmental impacts compared to the
original project, though revisions made to the project resulted in reduction in
noise impacts, allowing for elimination of two noise Mitigation Measures.

4. The site would be physically suitable (including access, provision of utilities,
compatibility with adjoining land uses, and absence of physical constraints) for
the requested zoning designation(s) and anticipated land use developments.

The project site is physically suitable for the proposed development. All
necessary on- and off-site roadways, water, wastewater, and storm drainage
infrastructure and utilities will be installed by the developer. Development will
meet all applicable City standards. There would be no conflict with adjacent
land uses due to proper site planning and design.

Planning Commissicn Action

Based on its review of the entire record herein, including the May 14, 2020,
Planning Commission staff report, all supporting, referenced, and incorporated
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documents, and all comments received, the Planning Commission hereby recommends
that City Council approve a Rezone to modify the Land Use Map for a portion of
Assessor's Parcel Number 070-670-32 from Residential, High-Density (RH) to
Commercial, General (CG), as shown in Exhibit 1.

PASSED, APPROVED, and ADOPTED May 14, 2020

/\/\) 0 &f e '
WAQAR'RIZVI, CHAIR
City of Stockton Planning Commission

ATTEST;

MICHAEL MCDOWELL, SECRETARY
City of Stockton Planning Commission

g
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REZONE EXHIBIT A-1
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REZONE EXHIBIT A-2

Legal Description

A portion of Parcel 4 of Parcel Map COS 18-05 in the City of Stockton, County of San Joaquin,
State of California, according to the map thereof, recorded December 12, 2018 in Book 26 of
Parcel Maps at Page 121, San Joaquin County Records, described as follows:

Beginning at the Northeast corner of Parcel 1of said Parcel Map; thence South 88°49'23" East,
along the North line of said Parcel 4, a distance of 37.42 feet; thence South 00°00'00" West, a
distance of 233.40 feet; thence North 88°49'23" West, a distance of 156.83 feet to the most
Southeasterly corner of said Parcel 2; thence North 01°10'37" East, along the East line of said
Parcel 2, a distance of 61.99 feet; thence South 88°49'23" East, along the South line of said
Parcels 1 and 2, a distance of 118.13 feet to the Southeast corner of said Parcel 1; thence North
00°00'00" West, a distance of 171.40 feet to the Point of Beginning.

Containing a net area of 0.37 Acres more or less.
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resoutionNo. 2020-05-14-0501-04
STOCKTON PLANNING COMMISSION

RESOLUTION APPROVING A USE PERMIT AND DESIGN REVIEW FOR THE
PROPOSED CAR WASH DEVELOPMENT PROJECT, LOCATED AT THE
SOUTHEAST CORNER OF EIGHT MILE ROAD AND THORNTON ROAD (P19-0411)

On October 26, 2017, the Planning Commission approved Resolution 2017-10-26-
0501 for development of the ‘Thornton Road/Eight Mile Road ARCO Station' project,
which proposed a commercial development of approximately.-2.1 acres on an
approximately 10.1-acre site, with the remaining 8.0 acres available for planned high-
density residential development. The project included a car wash; AND

On January 23, 2018, the City Council approved an amendment to the General
Plan Land Use Map from High Density Residential to Commercial, and an amendment to
the Zoning Map from RH (Residential, High Density) to CG (Commercial, General)
allowing for the commercial center development project (Resolution 2018-01-23-1502
and Ordinance 2018-01-23-1502); and

The applicant now proposes several amendments to the General Plan, Zoning,
and environmental document and requests a Use Permit for the proposed modified site
plan compared to the original project layout; and

On July 24, 2019, the Architectural Review Committee considered the proposed
project, and made recommendations on adjustments to the site plan parking and
circulation and access; and

On May 4, 2020, a public notice for the subject application was published in local
newspaper in accordance with Stockton Municipal Code (SMC) Section 16.88.030; and

On May 14, 2020, the Planning Commission conducted a public hearing on the
application, in compliance with SMC Section 16.116.040(D), at which point all persons
wishing to be heard were provided such opportunity; now, therefore,

BE IT RESOLVED BY THE PLANNING COMMISSION OF THE CITY OF
STOCKTON, AS FOLLOW:

A, The foregoing recitals are true and correct and incorporated by reference.

B. Based on its review of the entire record herein, the Planning Commission makes
the following recommended findings :

Use Permit

1. The subject use is allowed within the proposed CG (Commercial, General) zoning
districts, subject to the approval of a Use Permit by the Planning Commission.
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The subject use, as conditioned, would maintain the integrity and character of the
surrounding neighborhood, hecause the car wash facility has been reviewed by the
City's Architectural Review Committee (ARC) and determined to be in compliance
with applicable provisions ofthe City Wide Design Guidelines, as modified by the project
applicant.

The subject use, as conditioned, would be consistent with the general land uses,
objectives policies,and programs of the General Plan. The projectsitehasaGeneral
Plan Land Use designation of Commercial and the subject use is consistent with the
following General Plan goals and policies:

Policy 4.5 (Land Use- Commercial Area Aesthetics) - The City shall require that
new commercial development Incorporate landscaping and good design in
accordance with Citywide Design Guidelines. The City's ARC has reviewed and
determined that the project's proposed elevations, renderings, and materials
are substantially in compliance with applicable provisions of the Citywide
Design Review Guidelines; and

Policy 4.10 {Land Use - Commercial Cluster Encouragement/Protection) - The
City shall encourage the clustering of commercial uses and discourage the
splitting of commercial dusters or centers by arterial roadways. The subject use
will be located on the southeast corner of Eight Mile Road and Thomton Road
that is served, but not split, by arterial road. The development of the vacant
parcel at the above-noted location will allow area residents to purchase a
greater variety of merchandise within the commercial center, thereby reducing
traffic congestion on neighborhood streets.,

The subject site would be physically suitable for the type and density/intensity of
the use being proposed, including the provision of services (e.g., sanitation and
water), public access, and the absence of physical constraints (e.g., earth
movement, flooding, etc.), because the project site will be occupied by a car wash
facility that will be provided with adequate services and accesses. The subject
development is not hindered by physical constraints.

The establishment, maintenance, or operation of the subject use, at the location
proposed and for the time period(s) identified, is not expected to endanger,
jeopardize, or otherwise constitute a hazard to the public convenience, health,
interest, safety, or general welfare of persons residing or working in the
neighborhood of the subject use, because the use is designed in accordance with
City development standards. '

The design, location, size, and operating characteristics of the subject use are
expected to be compatible with existing and future land uses on- site and in the
vicinity of the subject property because the planned automated car wash facility is
compatible with Commercial designation on the subject site.

The subject use must comply with the California Environmental Quality Act
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(CEQA) and the City’'s CEQA Guidelines, because an Initial Study/Final
Mitigated Negative Declaration has been prepared and is Intended to provide
environmental clearance under CEQA for the Thornton Road/Eight Mile Road
ARCO Station Project.

Design Review

1. The proposed development is consistent with all applicable provisions of this
Development Code and other applicable City ordinance, because the proposal is
consistent with the Citywide Design Guidelines that are used to meet the
requirements of Design Review as outlined in SMC section 16.120.020 B.

2. The general design, including the character, quality, and scale of design are
consistent with the purposefintent of this chapter and the Guidelines and other
design guidelines that may be adopted by the City, because the Architectural
Review Committee (ARC) has reviewed the car wash facility building, parking
areas, access uses, and architectural design in comprehensive manner. The car
wash will incorporate high quality, durable materials and provide an efficient site
layout to serve the surrounding neighborhood.

3. The architectural design of structure and their materials and colors are visually
compatible with surrounding development. Design elements and have been
incorporated into the project to further ensure its compatibility with the character
and uses of adjacent development, and/or between the different types of uses in a
mixed use development, because the subject project addressed site context In the
site plan and materials palettes as determined by ARC. The architectural style and
layout would be compatible with other buildings in the same commercial center.

4, The location and configuration of structure is compatible with the site and with
surrounding sites and structures and would not unnecessarily block views from
other structures or dominate their surroundings, because the commercial structure
on the subject site will be located at the southeast corner of Eight Mile Road and
Thornton Road (open vacant land). The configuration of the building would not
block or dominate the surroundings.

5. The general landscape design, including the color, coverage, location, size,
texture, and type of plant materials, provisions for irrigation, planned maintenance
and protection of landscape elements have been considered to ensure visual relief,
to complement structures, and to provide an attractive environment, because the
proposed landscape design will provide the extensive use of landscaping to
enhance views of the site by screening unattractive elements such as trash
enclosures, drive lane and parking areas.

6. The design and layout of the proposed project will not interfere with the use and
enjoyment of neighboring existing or future development and will not resuit in
vehicular or pedestrian hazards, because the developer will install raised medians
on Eight Mile Road and Thornton Road along the project’s site frontage to prevent
vehicles from making left turns to the commercial site. The subject site with the
installation of the barriers will not result in vehicular or pedestrian hazards.
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7. The building design and related site plans, including on-site parking, has been
designed and integrated to ensure the intended use will best serve the potential
users or patrons of the site, because the City staff has reviewed the site plan to
ensure that the plans comply with the City Codes and provide the best serve to the
patrons of the site.

8. Special requirements or standards have been adequately incorporated, when
applicable, into the building and/or site design {(e.g., American Disabilities Act
regulations, historic preservation, mitigation measures, open space, utilities, etc.,
because other standards will be reviewed by individual departments dunng plan
check with Building Life and Safety Division.

Planning Commission Action

Based on its review of the entire record herein, including the May 14, 2020,
Planning Commission staff report, all supporting, referenced, and incorporated
documents, and all comments received, the Planning Commission hereby approves the
Use Permit and Design Review for the P19-0411 project, subject to the following
conditions of approval, and contingent upon City Council approval of the project's
proposed General Plan Amendment and Rezone:

Conditions of Approval (Standard)

1. The Project approved by this action shall conform to the site plan and elevations
included as Exhibit 1.

2. Changes to this approval shall be reviewed under Stockton Municipal Code Chapter
16.04 (Changes to an Approved Project).

3. Plans submitted for purposes of obtaining building permit(s) shall reflect compliance
with Development Code section 16.56.040 (Landscape Standards).

4. Plans submitted for purposes of building permit(s) shall reflect compliance with the
American Disabilities Act and standards at Development Code Table 2-3, including all
other aspects of Municipal Code Title 16 (Development Code), as applicable.

| 5. The use shall be carried out in compliance with all applicable Federal, State, County
and City codes, regulations and adopted standards and pay all applicable fees.

6. Compliance with these conditions is mandatory. Failure to comply with these
conditions is unlawful, constitutes a public nuisance, and is subject to the remedies
and penalties identified in the Stockton Municipal Code, including but not limited to,
monetary fines and revocation or modification of said Design Review Approval.

7. The permit shall not become effective until and unless the City Council authorizes the
General Plan Amendment and Zoning Map Amendment included with this application.
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8. This approval shall be come void unless the required building permit(s) is submitted
within 12 months of the approval effective date. An extension may be requested in
accordance with SMC section 16.120.080(D).

Conditions of Approval (Project-Specific)

9. All previous conditions of approval pursuant to Planning Commission Resolution
2017-10-26-0501 shall continue to apply to the car wash project (P19-0411), as
applicable.

10.The project must install and coordinate applicable bike facility striping per the Bike
master plan and City bike project planned along eight-mile road. Alternatively, the
project may pay applicable p share amount for the bike facility.

11.The applicant shall submit to the City and record a lot line adjustment application per
the proposed car wash parcel configuration prior to the issuance of a grading permit
and building permit.

12.Provide a curb, railing, truncated domes, or other approved detectable warnings for
the full length of the accessible route that requires travel adjacent to the drive aisles.
Provide truncated domes where the accessible route crosses vehicular traffic.

13.Where one accessible stall is provided it shall be van accessible with a width of 12’
and a 5- foot wide access aisle.

14.The trash enclosure shall be located on an accessible route.

15. Specify the location of the required sand/oil separator for the car wash on the final site
plan.

PASSED, APPROVED, and ADOPTED May 14, 2020

/\f\)ﬁf{/’%@%%/
WAQAR RizVI, CHAIR
City of Stockton Planning Commission

City of Stockton Planning Commission
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