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SUMMARY

This Draft Master Environmental Impact Report (DMEIR) evaluates the probable environmental
effects of the City of Turlock’s Draft Northwest Triangle Specific Plan (February 1995) as
required by the California Environmental Quality Act (CEQA) and the CEQA Guidelines.
Readers wishing to be fully informed about the proposed project should consult a complete copy
of the proposed Specific Plan, Draft for Public Review.

This is a Master Environmental Impact Report, which evaluates the anticipated environmental
impacts of the proposed Specific Plan and subsequent publicly- and privately-sponsored projects
which will implement the Specific Plan. The most detailed portion of this document examines
areas of impacts which, in early assessments, were judged to have the potential for significant
environmental effects. These areas of impact are agricultural productivity, traffic, air quality
and noise. Elsewhere in the EIR a number of alternatives to the proposed project are evaluated
in more general terms.

S.1  PROPOSED PROJECT

The project analyzed in this Draft Master Environmental Impact Report (DMEIR) is adoption
by the City of Turlock of the Turlock Northwest Triangle Specific Plan and accompanying
General Plan Amendments. The Specific Plan is a document establishing City policy and
procedures relating to development and conservation of approximately 1,000 acres in the
northwest portion of the City of Turlock’s Planning Area, including some incorporated and some
unincorporated area. The area’s location in the region is shown in Figure 1, and its location in
the City is shown in Figure 2, The Northwest Triangle is bounded generally by Fulkerth Road
to the south, the eastern property line of parcels fronting on Golden State Avenue to the east,
and the western property line of parcels fronting on Tegner Road to the west. The northern
boundary is Taylor Road, as shown on Figure 2.

The Specific Plan has been prepared in conformance with State statute governing preparation of
specific plans, which requires that "A specific plan shall include a text and a diagram or
diagrams which specify all of the following in detail: (1) the distribution, location, and extent
of the uses of land, including open space, within the area covered by the plan. (2) The proposed
distribution, location, and extent and intensity of major components of public and private
transportation, sewage, water, drainage, solid waste disposal, energy, and other essential
facilities proposed to be located within the area covered by the plan and needed to support the
land uses described in the plan. (3) Standards and criteria by which development will proceed,
and standards for the conservation, development, and utilization of natural resources, where

E0-sum.c
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applicable. (4) A program of implementation measures including regulations, programs, public
works projects, and financing measures necessary to carry out paragraphs (1), (2), and (3)."
(Government Code Section 65451).

The Specific Plan envisions substantial changes in the land use pattern of the Northwest
Triangle, transforming what is in 1995 a mixed urban and agricultural area into one that is
highly urbanized with agricultural activities continuing only on the west side of Highway 99.
As is discussed in Section 3.D. below, over 420 acres of land in the Northwest Triangle were
in agricultural use in 1994; at Specific Plan buildout just over 80 acres will remain in
agricultural use. At buildout there will be over 4.5 million square feet of commercial space in
the Specific Plan area, and a population of approximately 2,700 living in 1,160 housing units;
just over half will be single family units (an existing apartment complex, the Oak Park
apartments, has over 400 units).

S.2 PROJECT IMPACTS

Section 3 of the MEIR discusses impacts that would be created by the Draft Specific Plan, and
states conclusions as to whether the impacts are significant, significant but capable of being
mitigated to a less-than-significant level with specified measures, or significant and incapable
of mitigation to a level of insignificance (in some such cases, mitigation measures that would
reduce the magnitude of impacts are specified). Both project-level and cumulative impacts are
identified.

Table S-1 summarizes the significant impacts and recommended mitigation measures identified
in the MEIR. The table is organized by topic, with topics listed in the sequence in which they
are addressed in Section 3. Significant impacts are identified in the areas of air quality,
agriculture and noise. As indicated in the table and in the Section 3 text, while some mitigation
is available, significant impacts will remain in each of these three areas even following
implementation of mitigation measures. Specifically, the impacts which are incapable of
mitigation to a level of insignificance are: (1) Regional impacts on long-term air quality, (2)
Loss of prime agricultural land, and (3) Traffic noise increases affecting existing residences
along Monte Vista Road between Golden State Boulevard and Walnut Road.

The Summary Table does not address all potential impact areas, including some that may be of
particular concern to Turlock residents and decision-makers. This is because a number of
impacts were evaluated during the first phase of environmental review and determined to not
have the potential for significant impact, based on existing City policies imposing standard
conditions of project approval, along with the analysis and principles contained in the Specific
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Plan document. These impact areas are discussed briefly in MEIR Section 3 under the heading
"Impacts found not to be significant." They are: earth/geology, water, vegetation and wildlife,
land use, population, housing, visual impacts, and public services and utilities. TFor additional
information about standard mitigation measures which will be used to limit impacts in these
areas, readers should consult the Initial Study, which is included as Appendix C of the MEIR.

5.3 ALTERNATIVES TO THE PROJECT

As directed by the CEQA Guidelines (Section 15126(3)), the discussion of alternatives in Section
4 of the EIR focuses on "alternatives capable of either eliminating any significant Environmental
effects or reducing them to a level of insignificance, even if such alternatives would be more
costly or to some degree would impede the project’s objectives.” Four alternatives are described
and evaluated in general terms in the MEIR: Agrcultural Protection Alternative,
Residential/Heavy Commercial Emphasis Alternative, Combination Alternative, and No Project
Alternative. Section 4 includes, for each of these, a description, an assessment of effectiveness
in reducing project impacts, and a description of how the alternative would influence attainment
of the project objectives identified in Section 1, Project Description. Table S-2 summarizes and
compares the alternatives.

The MEIR concludes that the Combination Alternative represents the environmentally superior
alternative. However, this alternative is the one that most diverges from stated project
objectives.

5.4 AREAS OF CONTROVERSY

The City of Turlock, as the Lead Agency, is aware of several areas of controversy related to
environmental issues addressed in this EIR. Principle areas of controversy include conversion
of agricultural land to urban uses and impact of urban growth on air quality.

8.5 ISSUES TO BE RESOLVED

This MEIR is to be used by the Turlock Planning Commission and City Council in their
consideration of the proposed Northwest Triangle Specific Plan. Issues to be resolved include
whether the Draft Specific Plan should be modified based on the information and analysis
contained in this document, and which of the mitigation measures specified here will be selected
in order to mitigate identified significant effects of the proposed project.

10-sum.c
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TABLE §-1
SUMMARY OF IMPACTS AND MITIGATION

TRAFFIC AND CIRCULATION

IMPACT MITIGATION MONITORING ACTION | RESPONSIBILITY TIMING

The proposed Specific Plan will not | No mitigation is required No monitoring is required Not applicable Not applicable
increase traffic volumes beyond

those anticipated in the 1992
General Plan. Improvement
projects in the General Plan
(Section 5) and the Specific Plan
{Chapter 3) will result in helping
the roadway network accommodate
future increases in traffic. Al
intersections are forecast to operate
within the standards established by
the General Plan. Impacts are less
than significant.
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AIR QUALITY
IMPACT MITIGATION MONITORING ACTION | RESPONSIBILITY TIMING

Construction Impacts;
Construction activities are of
concern because they are a source
of organic gas emissions and can
increase dustfall, elevating local
levels of airborne particulates (PM-
10). Specific Plan Appendix C
includes measures to minimize air
quality construction impacts. The
air quality impacts of
construction are less than
significant.

No mitigation is required

No monitoring is required

Not applicable

Not applicable

Impacts on Local Carbon
Monoxide Concentrations: Future
conditions at intersections in the
project area under the cumulative
development scenario will not cause
exceedances of carbon dioxide
standards. The air quality
impacts of the project on Iocal
carbon monoxide concentrations
are less than significant.

No mitigation is required

No monitoring is required

Not applicable

Not applicable
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AIR QUALITY
IMPACT MITIGATION MONITORING ACTION | RESPONSIBILITY TIMING
Regional Impacts on Long Term (1) Implementation and Review and approval of City of Turlock and | Prior to
Air Quality: compliance with Specific development plans and Project Applicant approval of
The project would have a Plan principles and construction documents. subdivision

significant impact on emission of
ozone precursors. Mitigation
measures will result in reduction of
impacts by 10 to 15 percent, but
there is no available way to reduce
impacts below significance
thresholds. The project’s impact
on regional air quality is a
significant and unavoidable
cumnulative impact that cannot be
fully mitigated with project
implementation,

development standards
governing the location,
operation, design, and
intensity of land use.

(2) all employment-
generating uses within the
Specific Plan area will be
required to participate with
the SIVUAPCD, SAAG,
and/or SJICOG "Commute
Connection," or
successor(s), to establish
appropriate site and project-
specific trip reduction
strategies.

(3) Gas stations locating in
the Specific Plan area will
be required to make

maps, and/or
at the time of
permit
issuance.
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AGRICULTURE
IMPACT MITIGATION MONITORING ACTION | RESPONSIBILITY TIMING
Loss of Prime Agricultural Land: | The only measure available | None required Not applicable Not applicable
The proposed Specific Plan would which would reduce impacts
have a direct impact on agriculture | on agriculture to a level of
by displacing up to 380 acres of insignificance would be
agricultural land, almost all of wholly inconsistent with the
which is classified as Prime project objectives.
farmland. This is a significant Therefore, no mitigation
and unavoidable cumulative measures are imposed by
impact that will not be mitigated. | this EIR.
Economic Impacts: No mitigation is required No monitoring is required | Not applicable Not applicable

Though the project would result in
a direct loss of economic activity as
a result of the conversion of active
farmland, the economic value of
urban activities replacing
agricultural production would more
than compensate for the loss. The
economic impacts of farmland
conversion are less than
significant.
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AGRICULTURE
IMPACT MITIGATION MONITORING ACTION | RESPONSIBILITY TIMING

Impacts to Surrounding
Farmland:

Impacts to farmland on the
perimeter of the Specific Plan area
are addressed by Principles in
Specific Plan Chapter 6, which
seek to support agricuitural
activities in areas so designated by
the City and the County. The
impacts of Specific Plan adoption
on surrounding farmland are less
than significant.

No mitigation is required

No monitoring is required

Not applicable

Not applicable
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NOISE
IMPACT MITIGATION MONITORING ACTION | RESPONSIBILITY TIMING
Noise and Land Use (1) A combination of open- | Review and approval of City of Turlock and | (1) Prior to
Compatibility: space buffer zones and/or development plans and Project Applicant approval of
Residential development planned noise barriers along construction documents. subdivision

along Countryside Drive,

Tuolumne Road, Fulkerth Road and
Tully Road would potentially be
exposed to noise levels above 60
Ldn.

These are potentially significant
impacts that can be mitigated to a
less-than-significant level,

roadways will be used to
reduce the Ldn to 60 dBA
or less.

(2) All housing located
within the 60 dBA Ldn
contour shall be designed
such that the indoor Ldn
shall not exceed 45 dBA.

(3) Design of all housing
located within 600 feet of
the railroad tracks shall be
reviewed by a qualified
acoustical engineer to insure
that designs would result in
exterior and interior noise
levels in conformance with
City and State guidelines.

maps, and/or
at the time of
permit
issuance.

(2) Prior to
building
permit
issuance.

(3) Prior to
building
permit
issuance,
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NOISE
IMPACT MITIGATION MONITORING ACTION | RESPONSIBILITY TIMING
Traffic Noise Increases: No acceptable mitigation is  { Not applicable Not applicable Not applicable

Noise levels along Monte Vista
Avenue between Golden State
Boulevard and Walnut Road are
calculated to increase 4 dBA. This
increase at existing residences
would be substantial.

This traffic noise increase would
be a significant impaet that will
not be mitigated.

available. This impact
would occur under the No
Project alternative.

Construction Noise Impacts:
During the various stages of
construction, average noise levels
could be as high as 75 dBA when
measured 50 feet from the center of
construction activity. Construction
noise will be subject to the
requirements of the City’s noise
ordinance which will limit impacts.
Construction noise impacts will
be less than significant.

No mitigation necessary

Not applicable

Not applicable

Not applicable
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TABLE S-2
COMPARISON OF ALTERNATIVES WITH PROPOSED PROJECT
Project / Changes from Impacts on Impacts on Air | Impacts on Agricultural | Impacts on
Alternative Proposed Project Noise Quality Productivity Traffic
Proposed n.a. not significant significant significant interim and no significant
Project regional impacts | long term impacts impacts
Agricultural Adds principles to no change no change reduces interim impacts; no change
Protection retain agricultural no change in long term
Alternative activity during impacts

buildout period

Heavy
Commercial
Emphasis
Alternative

Residential /

Revises land use
pattern to reduce
community
commercial,
increase heavy
commercial and
residential acreage

decreases auto-
related noise,
increases
exposure of
residences to
railroad noise
(not significant
after mitigation)

some reduction
in emissions due
to reduction in
auto trips;
significant
regional impacts
remain

no change from proposed
project

some reductions
in trip generation

10-812 ¢
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TABLE S-2
COMPARISON OF ALTERNATIVES WITH PROPOSED PROJECT
Project / Changes from Impacts on Impacts on Air | Impacts on Agricultural | Iinpacts on
Alternative Proposed Project Noise Quality Productivity Traffic
Combination Adds principals decreases auto- some reduction in reduces interim impacts; no some reductions in trip
Alternative from Agn’cultural related noise emissions due to change in long term impacts generation

Protection increases :e.d“fmfm i aute

. rips; significant

Alternative and map | exposure of regional impacts

changes from residences to remain

Residential/Heavy railroad noise

Commercial (not significant

Emphasis after mitigation)

Alternative
No Project Specific Plan would | No change no change no change no change
Alternative not be adopted; (assuming noise

development would | mitigation

proceed consistent measures

with General Plan imposed through

EIR process

notes: all impacts described here are after mitigation outlined in Section 3.

10-82.c
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1.A. PROJECT DESCRIPTION

The project analyzed in this Draft Master Environmental Impact Report (DMEIR) is adoption
by the City of Turlock of the Turlock Northwest Triangle Specific Plan and accompanying
General Plan Amendments. The Specific Plan is a document establishing City policy and
procedures relating to development and conservation of approximately 1,000 acres in the
northwest portion of the City of Turlock’s Planning Area, including some incorporated and some
unincorporated area. The area’s location in the region is shown in Figure 1, and its location in
the City is shown in Figure 2. The Northwest Triangle is bounded generally by Fulkerth Road
to the south, the eastern property line of parcels fronting on Golden State Avenue to the east,
and the western property line of parcels fronting on Tegner Road to the west. The northern
boundary is Taylor Road, as shown on Figure 2.

The Specific Plan has been prepared in conformance with State statute governing preparation of
specific plans, which requires that "A specific plan shall include a text and a diagram or
diagrams which specify all of the following in detail: (1) the distribution, location, and extent
of the uses of land, including open space, within the area covered by the plan. (2) The proposed
distribution, location, and extent and intensity of major components of public and private
transportation, sewage, water, drainage, solid waste disposal, energy, and other essential
facilities proposed to be located within the area covered by the plan and needed to support the
land uses described in the plan. (3) Standards and criteria by which development will proceed,
and standards for the conservation, development, and utilization of natural resources, where
applicable. (4) A program of implementation measures including regulations, programs, public
works projects, and financing measures necessary to carry out paragraphs (1), (2), and (3)."
(Government Code Section 65451).

The Specific Plan, which should be consulted by all readers wishing to have a complete
understanding of the project, addresses all major issues relevant to development and conservation
of the area. This MEIR analyzes the potential for significant environmental impacts to be
created as a result of the project, which is defined as adoption and full implementation of the
Specific Plan. Full implementation signifies not merely development as envisioned by the Plan,
but development consistent with all policies regarding urban design, resource conservation,
public facilities, etc. Full implementation of the Specific Plan will require actions by the City
of Turlock, other public agencies, and private organizations.

The Specific Plan does not seek to regulate or anticipate the rate at which development will
occur. While some projects consistent with the Plan are likely to move forward shortly after
Plan adoption, others may not proceed for some time. It is reasonable to anticipate that a
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period of at least 10 years will pass prior to full buildout (i.e., development of all Specific Plan
properties in conformance with the Plan). Despite the long time period, the EIR analyzes the
impact of the cumulative effect on conditions in the Specific Plan area at the point at which full
implementation has occurred, A specific date for full implementation is not assumed for this
analysis.

1.B. ENVIRONMENTAL SETTING

The Specific Plan area is quite uniform, with no significant topographic or hydrologic features.
A long history of intensive agricultural cultivation has resulted in absence of native vegetation
and habitat. There are no natural watercourses, though there are irrigation canals owned by the
Turlock Irrigation District (TID). The area’s rich soils support row crops and orchards, as is
discussed below in detail in Section 3.C. An absence of native vegetation does not equate to an
absence of habitat. Agricultural environments support habitat for a number of species,
particularly small birds and mammals. Vineyards and row crops provide habitat for species
including quail, mourning doves, opossums, rabbits, rodents, and pheasants. There is no
evidence of the presence of any special status species in the Specific Plan area.

The Northwest Triangle, like most of the San Joaquin Valley, has a semi-arid or iniland
Mediterranean climate, with mild winters, hot dry summers and a small amount of rain which
is concentrated in the period from November through February.

The urbanized portions of the planning area are developed at fairly low densities, with
commercial uses generally in single story buildings. Newer development is west of Golden State
Boulevard, where a mix of housing types, heavy commercial and community retail uses are
found.

1.C. EIR APPROACH

The analysis in this document compares conditions that would occur following full
implementation of the proposed Specific Plan with a "base case.” That base case is the physical
and regulatory environment existing in the Specific Plan area in 1994. Analysis of all types of
impacts thus compare the future buildout condition to the current condition and the future
conditions contemplated in the Turlock General Plan. Because of the nature of the information
and analysis tools available for use in preparing this EIR, some portions of the impact
assessment, including the sections addressing traffic and noise impacts, present a cumulative
analysis. That is, the existing environmental setting is compared to conditions that will be in
place with buildout of the Specific Plan area and buildout of the remainder of the City in

10-s1.c
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conformance with the Turlock General Plan.

As is discussed in Section 1.D. under "Specific Plan Objectives," a primary objective of Specific
Plan adoption is to implement the City’s General Plan, adopted in 1993. The General Plan was
subject to environmental review, and this document relies somewhat on the Master
Environmental Assessment and Draft Environmental Impact Report (State Clearinghouse No.
92022042) that analyzed the potential environmental impacts of the General Plan. The General
Plan EIR has been used primarily in scoping this document, i.e. in determining what impact
areas warrant examination here.

This document is a Master Environmental Impact Report (MEIR) as authorized by the 1993
amendments to the California Environmental Quality Act (CEQA) which added Chapter 4.5 to
Division 13 of the Public Resources Code. Article 2 of Chapter 4.5, section 21157, establishes
that "A master environmental impact report may be prepared for...A general plan, element,
general plan amendment, or specific plan." Preparation and certification of a master
environmental impact report is intended to streamline later environmental review by providing
for limited review of subsequent projects which are consistent with the land use designation
contained in the Specific Plan and described in the MEIR.

The following requirements must be met in order for the CEQA process to be streamlined: (1)
the City or a responsible agency identified in the MEIR must be the lead agency for the
subsequent project; (b) the lead agency must prepare an initial study on any proposed subsequent
project that analyzes whether the subsequent project may cause any significant effect on the
environment that was not examined in the MEIR and whether the subsequent project was
described in the MEIR as being within the scope of the report. If the lead agency determines
that a proposed subsequent project will have no additional significant effect on the environment
that was not identified in the MEIR and that no new or additional mitigation measures or
alternatives may be required, the lead agency shall make a written finding that the subsequent
project is within the scope of the project covered by the master environmental impact report.
If these requirements are met, no new environmental document nor findings are required. (sec.
21157.1)

An exception to these requirements applies if more than five years passes between certification
of the MEIR and filing of an application for a subsequent project. In such a case, the MEIR
may only be used after the City reviews it adequacy and finds that it remains current, or certifies
a subsequent or supplemental EIR (Section 21157.6).
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1.D. SPECIFIC PILLAN OBJECTIVES
The Specific Plan has four principal objectives, described below.
Objective 1: Implementing the General Plan

The Turlock General Plan, adopted in March, 1993, establishes for the entire city land uses,
circulation patterns and policies on a wide range of development and conservation issues. The
General Plan recognizes the possible need for a Specific Plan in order to refine and modify
General Plan policies for the Northwest Triangle (Policy 2.4-p, p. 2-18). The intent of the
Specific Plan is not to re-examine the General Plan’s policy direction, but rather to create a
document that will add detail and implementation programs. General Plan amendments
accompanying the Specific Plan are specific changes needed in order to achieve the General
Plan’s expressed intent. Section 1.4 of the Specific Plan describes in greater detail the
relationship of the Specific Plan to the General Plan.

Objective 2: Allowing Development to Proceed without Unnecessary Delay

A primary reason for preparing the Specific Plan is to facilitate subsequent review and approval
of applications for development consistent with Specific Plan policies. The technical analyses
conducted as background for the Specific Plan investigated all of the factors relevant to planning
for future development. By comprehensively addressing land use regulation, circulation, utilities
and environmental factors, the Specific Plan and MEIR remove the need for each applicant to
independently conduct such studies. Resolving in advance any potentially controversial issues
related to these topics also reduces the possibility of time-consuming delays because of
disagreement about project impacts,

Objective 3: Providing for Efficient Extension of Services

One aspect of achieving the two purposes listed above is to provide for efficient extension of
urban services to those properties in the Plan area that are designated for urban development.
As part of the work that went into preparation of this document, City departments prepared plans
for extension of all necessary services. The results of their efforts are described and illustrated
in Chapter 4 of the Specific Plan, and summarized below in Section 1.F,

1G-sl.c
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Objective 4: Establishing Funding Mechanisms for Improvements

The Specific Plan describes public improvement costs and mechanisms for generating revenue
to cover needed investments, establishing an equitable basis for property owners to all pay their
share. This approach, which looks at the cumulative cost of serving properties in a unified
geographic area, reduces uncertainty about the cost of development and prevents a situation
where individuals who develop later than others are left "holding the bag" and are forced to pay
more than their share.

1.E. SUMMARY OF MAJOR CHANGES ENVISIONED BY THE
DRAFT SPECIFIC PLAN: LAND USE AND POPULATION

The Specific Plan envisions substantial changes in the land use pattern of the Northwest
Triangle, transforming what is in 1995 a mixed urban and agricultural area into one that is
highly urbanized with agricultural activities continuing only on the west side of Highway 99.
As is discussed in Section 3.D. below, over 420 acres of land in the Northwest Triangle were
in agricultural use in 1994; at Specific Plan buildout just over 80 acres will remain in
agricultural use. At buildout there will be over 4.5 million square feet of commercial space in
the Specific Plan area, and a population of approximately 2,700 living in 1,160 housing units;
just over half will be single family units (an existing apartment complex, the Oak Park
apartments, has over 400 units).

Figure 3 is the Specific Plan diagram, illustrating the future land use and circulation pattern for
the area. Appendix A defines the Specific Plan land use categories, and Tables 1-1 through 1-3
quantify the development, employment and population potential represented by the land use
pattern. The Specific Plan divides the Northwest Triangle into six subareas for the purpose of
analysis, description and data presentation. Descriptions of the future land use patterns of each
subarea are below,

Monte Vista West

The Monte Vista West subarea contains a “triangle-within-a-triangle": the area bound by Golden
State Boulevard, Highway 99, and Monte Vista Drive. It also includes the property south of
Monte Vista on the east side of Countryside Drive, extending south to the north edge of
residential development. This subarea, which in 1995 is largely in agricultural use, is designated
for Heavy Commercial uses. A wide range of employment-generating and visitor-serving uses
will be permitted, including maintenance and repair businesses, building materials and services,
commercial recreation, and limited industrial uses. A storm drain detention basin, approximately

10sl.c
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12-acres in size, will be located north of Monte Vista Avenue. South of Monte Vista, the 24-
acre site designated for Heavy Commercial uses may house a multi-tenant development that
provides space for a mix of businesses, or a single user.

Because the larger parcels north of Monte Vista have adjoining street frontage only on their
south edge or not at all, development intensity in the triangle is subject to special limitations
based on the vehicle trip generation of future uses (See Specific Plan Table 2-F).

Golden State East

The properties on the east side of Golden State Boulevard developed under the jurisdiction of
Stanislaus County, and were annexed to the City in 1994, Parcel sizes are small, and uses are
mixed, ranging from single family houses to car dealerships to unique semi-public uses like the
Assyrian-American Civic Club. While most of the area is designated for general Heavy
Commercial use, the north end is designated as the City’s auto center, and the sites of the
bowling alley, motel and restaurant are designated Community Commercial in order to reflect
uses existing in 1995. Plan principles do not envision dramatic change in this area, but instead
provide for improvement of public services and establish urban design standards that will be
applied as new development occurs. The exception is the auto center along Golden State just
south of Taylor, envisioned as an area developed at uniform standards where auto dealers and
related businesses will be concentrated in a highly-visible and easily-accessible location. The
small number of properties designated for residential use in the Golden State East subarea will
be subject to the development standards established for the Tuolumne West Residential Subarea,
and those in the Turlock Municipal Code.

10-s1.c
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TABLE 1-1 i { i |
SUMMARY OF ADDITIONAL DEVELOPMENT POTENTIAL
COMMERCIAL USES (in thousands of square feet)
TOTAL TOTAL
ACRES HC/G: HC/AUTO T.C. C.C.] CMRCL
MONTE VISTA WEST 106 742 0 0 0 742
GOLDEN STATE
EAST TOTAL 194 470 678 75 116 1,339
COUNTRYSIDE
COMMERCIAL TOTAL 153 o op 0 110 1,262 1,372
RAILROAD TOTAL 41 4303 0 0 0 430
E. OF 99 TOTAL 494 1,633 678 185 1,378 3.874
WEST OF 99 TOTAL 197, 0 0 907 0 907
SPECIFIC PLAN
AREA TOTAL 691 1,633 678 1,092 1,378 4,782
HC/G = Heavy Commercia'lw(méeneralj -------
HC/Auto = Heavy Commercial (Auto)
T.C. = Thoroughfare Commercial
C.C. = Community Commercial |

10-T11.XLS
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TABLE 1.2 | ] | |
RESIDENTIAL DEVELOPMENT AND POPULATION GROWTH POTENTIAL
Existing Housing Units as of May 1994 Capacity for Additional Units Change in Housing Unit Supply
sing]e§ single single single
[amily | family multi! : low; medium high family family mutti
detached:  attached fami!y: TOTAL density!  density density! TOTAL detached| attached family TOTAL
East of Golden State 16 3 0 19 39! 53 0! 94 -55 -58 0 -113
Wcst of Golden State 3 !
North of Tuelumne [ 0 0 1 252 0: 0 252 253 0 0 253
South of Tuolumne
East of Tuly 125 48 408 581 0 0 16 16 135 48 424 597
West of Tully 4 0 0 4 168 71 0 239 172 71 0 243
TOTAL_ _ 146 51 408 605 459 126 16 601 495 61 424 980
Appfdximntc Population as of May 1994 ) Capacity for Population Additions Population at Plan Buildout*
single | single I{ave pop / d.u. =2.74) single single
Population family family multi low medium high family family multi
{based on 2.74 persons / d.u.) detached attached family | TOTAL density density | density | TOTAL detached | attnched | family TOTAL
East of Golden State 44 8 0 52 107 151 0 258 -151 -159 0 -310
West of Golden State
North of Tuolumne 3 0 i 3 690 0 0 690 693 0 0 693
South DfTuolumnc _
East of Tully 343 132 1,118 1,592 0 0 44 44 343 132 1,162 1.636
West of Tully 11 0 0 3 460 195 0 635 471 195 0 666
TOTAL 3 400 140 LR 1,658 1,258 345 44 1,1347 1,356 167 1,162 2,685
note: population figures preceeded by a (-) indicate reduetion in popalation in the area.
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TABLE 1-3 | | ]
SUMMARY OF POTENTIAL EMPLOYMENT ADDITIONS
COMMERCIAL USES
(estimate based on 1.5 employees / 1,000 s.f. of commerciai space)
COMMERCIAL
SPACE

JOBS (voo'sjof s.1.)
MONTE VISTA WEST L110 742
GOLDEN STATE EAST 2,010 1,339
COUNTRYSIDE COMMERCIAL ,
COMMERCIAL 2,090 1,393
RAILROAD HEAVY COMMERCIAL
COMMERCIAL 650 430
EAST OF 99 TOTAL 5,860 3,904
WESTOF99TOTAL | 1,360 937
SPRCIRIC PIAN
AREA TOTAL 7,220 1,104

10-T2.XLS
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Countryside Community Commercial

With the construction of the first phase of the Countryside Plaza shopping center (WalMart), the
Countryside Community Commercial subarea began to take shape. The subarea extends from
Fulkerth to Monte Vista between 99 and Countryside Drive, and is easily seen and easily
accessible to freeway travellers. When fully developed, the subarea will have Turlock’s largest
concentration of retail space: over 1.4 million square feet. It isn’t possible to anticipate just
what kinds of businesses will locate in the area, especially since full development may take more
than a decade. However, in 1995 we do know that the southern end of the planning area is
likely to house a "power center” including a number of large warehouse-type stores. A multi-
screen movie theater would also be permitted in the area. Development in the Countryside
Commercial subarea will not just expand the amount of shopping in the City, it will expand the
type of goods available, allowing Turlock residents to make more of their major purchases in
town, and offering the potential for a significant increase in the City’s sales tax revenues.

Railroad Heavy Commercial

On both sides of Tuolumne and south to Fulkerth is a string of properties with the Southern
Pacific tracks at their east edge. These comprise the Railroad Heavy Commercial subarea,
which is largely developed in 1995. The same mix of uses that is allowed in the Monte Vista
West and Golden State East areas with the Heavy Commercial designation are allowed here.
However, historic uses such as Turlock Concrete, combined with the need to co-exist peacefully
with adjoining residential properties, may influence what activities settle in this area.

Tuolumne West Residential Neighborhoods

In 1995, the Royal Oaks and Fulkerth Manor subdivisions and the Qak Park Apartments form
the core of the future residential neighborhood in the Northwest Triangle. The number of
dwelling units will increase by about 80%, bringing enough activity to create a neighborhood
big enough to have identity and vitality. (Table 1-2 provides information on housing and
population in the subarea in 1994 and at Specific Plan buildout). Though most of the units
added will be single family units, there will be a mix of lot sizes and building types as is
described in the urban design section of the Specific Plan. A neighborhood park in the subarea
will offer a design feature as well as a place to play, rest and meet.

13-sl.c
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West of 99

The themes and policies of the General Plan repeatedly stress the goal of maintaining Turlock
as a freestanding city surrounded by productive agricultural land. Inclusion of land west of
Highway 99 in the City’s General Plan planning area and now in the Specific Plan provides a
way for the City to express its policy regarding land that will not become urbanized.
Agricultural activity as well as the public and semi-public activities now in place (Pedretti Park
and the existing church), will continue. Stanislaus County, in its General Plan has designated
for commercial use the parcels adjoining the interchanges at Monte Vista and Fulkerth on the
west side of 99. In keeping with the City’s policy of respecting the County’s land use
designations, these sites are shown on the Specific Plan designated for thoroughfare commercial
uses.

Development Standards

In addition to establishing land use regulations that apply to the entire Specific Plan area, the
Specific Plan contains development standards for each type of development and each subarea.
These standards, included in Chapter 2 of the Plan, regulate various aspects of building and site
design, including height, setbacks, required yards, landscaping etc. For each subarea the
development standards are intended to reflect principles expressing a design theme or objective.

1.F. PRINCIPAL PROPOSALS RELATING TO INFRASTRUCTURE
AND PUBLIC SERVICES

The Specific Plan diagram illustrates one aspect of the project: the area’s future physical
development pattern. Other aspects are described in text principles throughout the Specific Plan
document, which address subjects ranging from architectural design to street improvements to
police service. Key principles are summarized below, but the Specific Plan should be consulted
for a full understanding of Plan principles.

1.F.1. TRANSPORTATION FACILITIES

The backbone of the circulation network for the Northwest Triangle is established in the General
Plan Transportation Element. Most of the primary roadways in the Specific Plan area exist in
1995, but are not fully improved to the ultimate configuration identified in the General Plan. A
number of roads in the Specific Plan area which will ultimately be four lane arterials or
collectors are in 1995 two lanes with graded shoulders. Table 1-4 lists major roadway

10-sl.c
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improvements in the Specific Plan area. These are described in greater detail in Section 3 of
the Specific Plan and Section 3.B of the DEIR.

Several of the General Plan amendments accompanying or immediately following the Specific
Plan make modifications to the General Plan Transportation Element. These include the
following changes:

B Circulation Diagram. Alteration of street classifications relative to lane widths on
Countryside Drive (changing the designation from two to four lanes) and Tuclumne Road
(changing the designation from four to two lanes).

B Bikeways Diagram. Alteration of bikeways diagram to include a bike lane on Tuolumne
Road, a bikeway on Countryside Drive north of Tuolumne extending north to the nearest
commercial driveway, and a pedestrian and bicycle bridge over Highway 99 as an
extension of the Tuolumne bike lane.

B Modification to Policy 5.2-1 re Stanislaus County’s 1990 Regional Expressway Study.
Seek to amend Stanislaus County’s 1990 Regional Expressway Study to change Golden
State Boulevard’s expressway designation to Class C for that potion between Taylor Road
and Fulkerth Road, and remove the expressway designation for the portion between
Fulkerth and Linwood Avenue. Additionally, seek to change the Taylor Road
designation from an expressway to major collector or arterial status, and designate
Christoffersen Parkway as the Class B east-west expressway in Turlock.

1.F.2. PARKS

Atch Pedretti Park is an existing community park located in the Specific Plan area on the west
side of Highway 99 just south of Monte Vista Boulevard. Specific Plan policies relating to
bikeways and a new bike/pedestrian overcrossing of Highway 99 will result in improved access
to Atch Pedretti from the rest of the community.

A new neighborhood park at the southeast corner of Countryside and Tuolumne is designated
by the Specific Plan. The park will be approximately six acres in size and will be designed to
serve both the Tuolumne West neighborhood and patrons and employees of the Countryside
Community Commercial subarea.

10-51.¢
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TABLE 1-4

MAJOR ROADWAY IMPROVEMENTS

Improvement Project

Limits

Description

Widen Taylor Road

Specific Plan Area

Improve as indicated in Table 3.3-B

Widen Monte Vista  Avenue

Specific Plan Area

Improve as indicated in Table 3.3-B

Reconstruct Tuolumne Road

Countryside - Golden State

Improve as indicated in Table 3.3-B

Widen Fulkerth Road

SR 99 - West Edge of Specific
Plan Area

Improve as indicated in Table 3.3-B

Golden State Boulevard

Taylor - Fulkerth

Complete to ultimate width with curbs,
gutters and sidewalks

Complete Tully Road

Fulkerth - Tuolumne

Complete to ultimate width with curbs,
gutters and sidewaiks

Complete Countryside Dr.

Fulkerth - Northerly Edge of
Countryside Plaza

Northerly Edge of
Countryside Plaza -
Monte Vista Avenue

Complete as indicated in
Table 3.3-B

Extend northerly as indicated in
Table 3.3-B

Improve Tegner

Specitic Plan Area

Complete as indicated in
Table 3.3-B

Construct new connector road

Countryside Drive - Tully Road

Complete as indicated in
Table 3.3-B

10-Tl4d.c
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TABLE 1-4

MAJOR ROADWAY IMPROVEMENTS

Improvement Project

Limits

Description

Signalize Intersections

SR 99 SB ramps/ Taylor
SR 99 NB ramps/ Taylor

SR 99 8B ramps/Monte Vista
SR 99 NB ramps/Monte Vista

Monte Vistaf Countryside
Monte Vista/ Golden State

SR 99 SB ramps/Fulkerth
SR 99 NB ramps/Fulkerth

Golden State/ Tuolumne

Tuolumne/ Countryside

Interconnect signals on Taylor Road

Interconnect signals on Monte Vista Avenue

New signal and grade crossing improvements.

Interconnect signals on Fulkerth Road, and other
improvements.

Source: See Specific Plan Chapter 7 - Implementation
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1.F.3. STORM DRAIN

Storm drain improvements in the Northwest Triangle include projects needed to convey local
runoff to the master system and projects needed to complete the Citywide master system. /The
improvements, as shown in Specific Plan Figure 4, include 24" - 30" local collection lines - 42"
subarea collection lines, and completion of a major 60" transmission line at the southemn
boundary of the Plan area. An approximately 12-acre storm drain basin is to be constructed in
the Monte Vista subarea. The estimated cost for construction of storm drainage facilities is
approximately $5.2 million,

To avoid delaying development because storm drain facilities have not been constructed,
temporary onsite storm drainage basins may be allowed until necessary components of the
citywide storm drainage system are in place to serve the development.

1.F.4. SEWAGE COLLECTION

Development in the Specific Plan area will result in an additional 0.6 million gallons per day
(mgd) in sewer flows. The City’s 1991 Wastewater Master Plan laid the groundwork for a 4.5
mgd plant expansion that will provide sufficient capacity to serve the projected needs of the City
including the Specific Plan Area.

Most of the Specific Plan area is too low to be serviced by a gravity flow system integrated with
the existing system. As described in Chapter 4 of the Specific Plan, the Northwest Triangle is
divided into four service subareas, three of which will require construction of lift stations. Each
subarea separately integrates with the larger citywide collection system. Estimated total cost for
sewer improvements is $2.8 million dollars.

1.F.5. WATER DISTRIBUTION

The City presently operates 23 wells throughout its water system, two of which are in the
Northwest Triangle. Specific Plan Figure 4-2 shows three additional well sites in the area, as
well as a three million gallon storage tank near the intersection of Taylor and Golden State. The
tank and wells in the Specific Plan area would provide water for peak-hour use to parts of the
City outside as well as within the Specific Plan area. Construction of approximately 6.3 miles
of 12" water distribution line will also be necessary. Total cost of water distribution facilities
in the Northwest Triangle is approximately $4.5 million.

10-3l.c
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1.F.6. PUBLIC SERVICES

Chapter 5 of the Specific Plan addresses public services, including police, fire, schools, and
county services, No new capital facilities relating to these services will be located in the
Northwest Triangle. However, development in the area will result in increased demand for
services, and, in the case of schools, will contribute to the need for new capital facilities
elsewhere in the City. Full development will require the addition of 13 police personnel (8 of
whom will be sworn officers). Total additional student generation is projected at 370; 220 in
grades K-6, 60 in grades 7-8 and 90 in grades 9-12.

In addition to quantifying the additional demand anticipated to be generated by development in
the Northwest Triangle, the Specific Plan identifies revenue sources that will pay for capital and
operating costs so that services can be provided to the Specific Plan area at the City’s standard
level of services without adversely affecting services provided elsewhere in the City.

1.G. PLAN PRINCIPLES RELATING TO NATURAL RESOURCES
AND PUBLIC HEALTH

Chapter 6 of the Specific Plan addresses natural resources and public health, Principles are
established for soil conservation, conservation of vegetation and wildlife, water resources, air
quality, protection of agriculture, and discovery and remediation of hazardous materials. In
addition to establishing City policy relating to natural resources in the Northwest Triangle, the
Specific Plan identifies other public agencies that are involved in regulating activities or
protecting resources in the Specific Plan area. These include the San Joaquin Valley Unified
Air Pollution Control District (STVUAPCD), the Central Valley Regional Water Quality Control
Board and the Stanislaus County Hazardous Materials Division. These and other agencies share
responsibility with the City for protecting the resources of the Specific Plan area.

1.H. USES OF THE EIR

1.H.1, Agencies that will use the EIR

The City of Turlock will use the EIR as a decision-making tool during hearings on the Draft
Northwest Turlock Specific Plan. Both the City’s Planning Commission and the City Council

will take into account the analysis and conclusions of the EIR in making their decisions on
adoption of the Specific Plan.
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Other agencies, including the Stanislaus County Local Agency Formation Commission
(LAFCO), Stanislaus County and CalTrans may make reference to the EIR as an informational
document but, with the exception of LAFCO are not expected to use it as the primary
environmental document guiding future decisions. In fact, all of the approvals listed in Section
1.H.2. with the exception of annexation are projects for which the City will be the lead agency
and decision-making body.

1.H.2. Subsequent approvals for which the EIR
will be used

As is explained above, this MEIR is intended to anticipate and analyze the potential
environmental effects of subsequent activities defined as projects under CEQA. Each such
project will be the subject of an initial study to determine whether it may cause any significant
effect on the environment that was not examined in this MEIR. If no potential for additional
significant effects is found, and the City as lead agency will make written findings that the
project is within the scope of the MEIR, and no new environmental document or findings shall
be required.

Actions Concurrent with Certification of the MEIR:

[ Actions Anticipated to Take Place
Concurrent with Certification of the MEIR

Adoption of the Northwest Triangle Specific Plan by the City of Turlock, Adoption
of the Specific Plan will put into place all of the principles contained in the document.
Following Specific Plan adoption, all City actions, including action on development
applications and public works projects, will be required to be consistent with the Plan.

Adoption of a General Plan Amendment related to Circulation Diagram, Bikeways
Diagram and land use on parcel 23-15-17. General plan amendments are discussed in
greater detail in Section 1.4 of the Specific Plan. These amendments insure consistency
between the General Plan and the Specific Plan.

E Actions Anticipated Subsequent to Certification of the MEIR
Pre-zoning consistent with the Specific Plan. Properties that are unincorporated at the

time of Specific Plan adoption may be pre-zoned with a zoning designation consistent
with Specific Plan land uses.

10slc
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Re-zoning consistent with the Specific Plan. Many of the properties in the incorporated
area will require rezoning in order to establish consistency between zoning and the
Specific Plan and to implement the Plan’s objectives.

Annexation. The Specific Plan calls for the City to initiate a comprehensive annexation
request to LAFCO. Additional environmental documentation may be necessary, but this
MEIR will provide most of the needed information and analysis.

Public works projects implementing Specific Plan principles. Public works projects
which will provide all necessary urban services to Specific Plan properties are detailed
in Chapters 3 (transportation) and 4 (other infrastructure) of the Specific Plan.

Approval of subdivision of existing parcels. Subdivision of existing parcels will be
necessary for residential development as envisioned by the Specific Plan. Some
commercially-designated parcels may also be subdivided.

Project approvals. This is the single most important category of subsequent approvals
that are envisioned by this MEIR. Applications for development approvals will include
more detailed information about uses, site design and building features than can be
anticipated based on Specific Plan principles. While in some cases environmental studies
may need to be conducted to address natural resource questions arising once project
specifics are known, the MEIR is intended to eliminate the need for full CEQA review
of subsequent projects that are fully consistent with the Specific Plan. Projects requiring
Specific Plan and/or General Plan amendments are not covered by the MEIR.

Acquisition and improvement of park. The Specific Plan calls for acquisition and
development of a four-to-six-acre park at the southeast corner of Countryside and
Tuolumne. Acquisition may be through landowner dedication or purchase.

Adoption of Specific Plan Overlay Zone. Adoption of the Specific Plan will necessitate
amendments to the Turlock Municipal Code including adoption of a "Specific Plan
Overlay Zone".

Adoption of Gateway Overlay Zone. The City’s urban design goals for its important
entry points may lead to adoption of a Gateway Overlay Zone that would establish special
standards applicable at Highway 99 / Taylor and/or Highway 99 / Monte Vista.
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2. COMPATIBILITY OF THE PROJECT WITH RELEVANT PLANS
AND PROGRAMS

2.A. TURLOCK GENERAL PLAN

The Turlock General Plan was adopted in March, 1993. It consists of eight elements (Land Use,
Housing, Public Facilities and Services, Transportation, Open Space and Conservation, City
Design, Noise, and Safety) and an implementation program. Implementing Policy 2.4-p of the
General Plan calls for the preparation of a specific plan for the Northwest Triangle.

The Northwest Triangle Specific Plan is intended to serve the function of a specific plan as
defined by state law. In other words, its emphasis is on "concrete standards and development
criteria to supplement those of the general plan" (General Plan Guidelines, Office of Planning
and Research, p. 36). To this end, the Specific Plan provides detailed standards for a targeted
area at a level of detail which is greater than appropriate for the General Plan. In overall terms,
the document is consistent with and promotes the policies of the General Plan. Principles in
each chapter of the Specific Plan complement the broader policies in corresponding elements of
the General Plan. Amendments to the General Plan that will be adopted concurrent with
adoption of the Specific Plan are described in detail in Section 1.4 of the Specific Plan.

2.B. STANISLAUS COUNTY GENERAL PLAN

The Stanislaus County General Plan was adopted in June, 1987 and was revised in April 1988.
The Plan consists of six elements (Land Use, Circulation, Conservation/Open Space, Noise,
Safety, and Housing). An Agricultural Element was subsequently adopted in April, 1992 (sece
separate discussion below),

The Plan emphasizes the protection of agricultural land and avoidance of conflicts between urban
development and agricultural uses. Its basic premise is that growth should be restricted to
spheres of influence around urban areas, allowing farming to continue without interference on
the rest of the Valley floor. The Plan recognizes and supports the rights of cities to annex land,
but emphasizes that growth should occur adjacent to cities at moderate or high densities to avoid
urban sprawl. In broadest terms, the Specific Plan is consistent with the County Plan because
it directs development into an area immediately adjacent to a city and proposes densities that are
generally higher than the prevailing densities in other new Turlock neighborhoods.
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The Land Use Element of the County Plan contains 28 policies, including several that address
the conversion of farmland to urban uses and the approval of development within City spheres
of influence. Policy 2 states the County’s intent to protect land designated for agriculture by
retaining no less than 40-acre minimum zoning in such areas. Policy 14 reiterates the
commitment to avoiding agricultural-urban conflicts. Both policies are targeted to land outside
city spheres of influence and are consistent with the Specific Plan.

County Land Use Policy 27 requires development in the Turlock Sphere of Influence to be
consistent with a Mutual Support Agreement between the City and County. The Policy
discourages General Plan Amendments (GPA) from agriculture to urban uses, but supports
development of other areas in the Turlock sphere already designated for urban growth. Since
the Northwest Triangle Specific Plan does not require a GPA from agriculture to urban uses,
it is consistent with this policy.

The Stanislaus County General Plan Map designates the Northwest Triangle for a variety of
urban uses, including Commercial, Highway Commercial, Urban Transition, and Agriculture.
The Urban Transition category is intended for land which is proposed for development in city
general plans but which is currently in agricultural use. Its purpose is to encourage agricultural
activities until development consistent with city general plans is proposed. The Specific Plan
and County Plan designate identical areas for urban uses and are consistent in their designation
of the northwest corner of Tegner and Fulkerth Roads for Agriculture.

The County Circulation Element defines a road classification system and includes policies on
roadway service levels, congestion, and safety. The focus is on rural roads in the
unincorporated area. The Plan defers to the cities and Congestion Management Agency (CMA)
on level of service and congestion issues within city spheres of influence. Consequently, the
county’s standard of Level of Service (LOS) "C" is superseded by the CMA and City standard
of LOS "D" for arterials and collectors.

Like the Land Use Element, the County Open Space and Conservation Element focuses on
farmland conservation. Policy 9 discourages the division of land which supports the premature
conversion of farmland. Again, the policy is aimed at rural areas outside City spheres of
influence and is consistent with the Specific Plan. The Element also addresses air quality and
promotes mass transit, bikeways, and other provisions to reduce vehicle miles travelled. The
Specific Plan is consistent with and helps implement these objectives.
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The Noise Element includes quantifiable standards for noise in unincorporated areas. It indicates
that new industrial and commercial uses should not be permitted if they will cause noise levels
to exceed 60 dB L,,- This policy is intended to maintain quiet in rural areas and is not presumed
to apply to urban growth areas within City spheres of influence. It is possible that development
in the Specific Plan area would cause noise levels to exceed 60 dB L,,. The Specific Plan is
consistent with the County Plan’s requirement that an acoustical analysis be performed in areas
where increased noise levels may be an issue.

The Safety Element contains a series of policies to reduce exposure to natural hazards and
disasters. These policies are followed by implementation measures, calling for street lighting,
storm drainage, and fire walls within new development areas. The Specific Plan is consistent
with the policies and implementation measures in the Element.

The County Housing Element promotes the provision of affordable housing for Stanislaus County
residents. Its focus is on unincorporated communities, and it defers to the cities on most
affordable housing and housing supply issues. The Specific Plan implements the County Plan
objective of increasing housing opportunities for a wide range of income groups. By using a
Master Environmental Impact Report, the Plan also fulfills the County’s goal of reducing
government constraints (environmental review) to housing development.

2.C. STANISLAUS COUNTY AGRICULTURAL ELEMENT

The Agricultural Element of the Stanislaus County General Plan was adopted in April, 1952 to
pursue three primary goals: strengthening the agricultural sector, preserving agricultural lands,
and protecting agricultural resources. The Element notes that agriculture is the County’s leading
industry and that the area’s economic well-being depends on its continued presence. In addition
to its emphasis on farmland protection, the Element promotes agricultural industry and related
businesses within urban areas and the marketing and promotion of locally-grown farm
commodities.

Like the County General Plan’s other Elements, the Agricultural Element focuses on
unincorporated areas beyond City spheres of influence. However, its promotion of agri-business
within the cities could have implications for future land use within Turlock’s Northwest
Triangle, particularly given the existing concentration of heavy commercial uses along Golden
State Boulevard. Development of additional agricultural businesses and support services {(farm
equipment dealers, irrigation suppliers, etc.) on Heavy Commercial parcels would help
implement the Agricultural Element.
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The Agricultural Element contains a series of policies to minimize agricultural-urban conflicts.
Tt promotes the use of "Right to Farm" ordinances, a concept endorsed by the Specific Plan.
Tt also promotes buffers between agricultural and non-agricultural uses, a concept endorsed by
the Turlock General Plan and carried through in the Specific Plan to some degree by locating
residential uses away from agriculture. Policies 1.11 and 1.12 in the County Agricultural
Element recommend 100 foot setbacks for development adjoining agricultural lands and 300 to
500 foot buffers between farming and incompatible uses, including housing. The Element
identifies industry, parks, and golf courses as typical buffer land uses. The Northwest Triangle
Plan could potentially be inconsistent if the commercial uses west of Highway 99 conflict with
adjacent farm operations. However, mitigation measures are included in the Specific Plan to
reduce possible agricultural conflicts.

Under the first goal of strengthening agriculture, the Agricultural Element recommends the
development of an agricultural technology center somewhere in Stanislaus County. Given its
proximity to the County Fairgrounds and California State University Campus, commercially
designated land within the Specific Plan area could be considered among candidate sites.

Under the second goal of preserving agricultural land, the Agricultural Element includes policies
on farmland conversion to urban uses (Policies 2.3 through 2.7). The Specific Plan is generally
consistent with these policies in that it promotes compact growth on land contiguous with an
existing city. Although it converts farmland to urban uses, most of this land is already
constrained by the presence of Highway 99, the railroad and urban encroachment on the south
and east. This argument is more difficult to make west of Highway 99 where there are currently
few impediments to farming. However, the Specific Plan promotes phased development so that
the area west of Highway 99 can remain in production as long as possible. The discussion of
alternatives in Section 4 of the EIR describes and evaluates an "Agriculture Protection”
alternative that would strengthen policies to protect agriculture during the Specific Plan buildout
period.

The Element identifies six criteria for converting farmland to urban uses, including consistency
with the County General Plan, demonstrated need for the project based on population and
employment projections, the availability of other feasible sites for the project, the extent of
development pressure to be created on surrounding agricultural uses, the degree of conflict
created with farming on surrounding areas, and the availability of infrastructure, The Element
also recommends that general plan amendments which convert farmland to urban uses evaluate
indirect as well as direct consequences on agriculture, and cumulative impacts as well as project
impacts.
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The Specific Plan generally meets the conversion criteria in the Element and includes measures
to mitigate potential indirect agricultural impacts. Since the area was already designated for
urban uses in the County General Plan, it does not propose any conversion of farmland beyond
what was already presumed. It might be argued that the development of parcels west of
Highway 99 would be inconsistent with the Agricultural Element, since there could be potential
indirect impacts on farmland west of Turlock. These impacts can be avoided, at least
temporarily, if the parcels are developed only after land east of the Highway is substantially built
out. When the area west of Highway 99 is developed, off-site impacts can be mitigated by
buffering surrounding agricultural operations.

The third goal of the Element, protection of the natural resources that sustain agriculture,
focuses on air quality, water quality, and soil conservation. The policies are targeted towards
rural areas beyond City spheres of influence and are consistent with the principles in Chapter
6 of the Specific Plan.

2.D. STANISLAUS COUNTY CONGESTION MANAGEMENT PROGRAM

This transportation planning document was prepared in 1992 to satisfy the requirements of
Assembly Bill 471 (enabling urban areas to qualify for State Proposition 111 funds). The
Congestion Management Program (CMP) contains level of service (LOS) standards for major
roadways and public transit, a trip reduction and travel demand element that promotes
alternatives to single passenger auto use, a strategy for analyzing the traffic impacts of land use
decisions, and a 7-year capital improvement program. The capital improvements are designed
to correct deficiencies on segments of state highways and principal arterials which do not
currently meet the LOS standards or which are projected to fall below these standards due to
future growth.

The Plan identifies a minimum LOS of "D" on state highways and arterials within City spheres
of influence. This is consistent with Turlock General Plan policy, as well as the principles in
the Northwest Triangle Specific Plan. LOS D has been used as the design criteria for streets
and intersections within the Specific Plan area. The CMP also includes a standard to keep urban
neighborhoods transit-accessible; its target is to keep 70 percent of all dwelling units in
Stanislaus County’s urban areas within one-quarter mile of fixed route transit or door-to-door
demand responsive transit. The residential areas within the Northwest Triangle will meet the
latter criteria and may meet the former criteria when fixed route transit is established in Turlock
some time in the future, as is called for in the General Plan.
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The CMP defines a methodology for calculating the traffic impacts of development projects,
incorporating subarea population and employment projections and a presumed future roadway
network. The CMP requires local government traffic models and analyses to be consistent with
this methodology. This requirement has been followed by the City of Turlock in the
development of its traffic model, which in turn has been used to test the traffic impacts of the
Specific Plan.

The CMP also sets a threshold for local project review by the Stanislaus County Congestion
Management Agency (CMA). General plan amendments (GPA) generating 1,000 daily trips or
more require CMA review. The CMP requires that a Deficiency Plan be prepared when any
segment of the arterial and highway network will fall below the adopted LOS as a result of a
particular project or GPA. A menu of mitigation measures (lane additions, turning lanes,
signals, transportation systems management, etc.) are identified. In Turlock’s Northwest
Triangle, measures to maintain LOS D have already been incorporated, in the form of planned
road and intersection improvements. Although a GPA is required for the Specific Plan, its net
effect on traffic projections will be minor since the area was already designated for urban uses
in the City and County General Plans.

The CMP includes a number of special requirements for local governments, including the
adoption of a traffic analysis program to assess land use changes (mandated by Government
Code 65089.3) and the adoption of a trip reduction ordinance (to comply with the Air Pollution
Control District’s rule). Although Turlock has yet to adopt a Trip Reduction Ordinance, the
Northwest Triangle Specific Plan does include principles supporting trip reduction, like bicycle
lanes, carpooling, and mixed land uses.

A Capital Improvement Program within the CMP identifies a seven-year list of projects to
maintain roadway service levels and improve transit in Stanislaus County. The only project
specifically mentioned in the Northwest Triangle is the widening of Monte Vista from two lanes
to four lanes east of Route 99. Additional capital improvements within the Specific Plan area
are planned to keep this road segment operating at LOS D or better after the area is fully
developed.
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2.E. AIR QUALITY ATTAINMENT PROGRAMS
2.E.1. 1991 Air Quality Plan

The Air Quality Plan was adopted in 1992 by the San Joaquin Valley Unified Air Pollution
Control District (STVUAPCD). The Plan describes the current air quality environment in the
region, identifies state and federal air quality mandates, inventories all emission sources, and
includes programs to control stationary source and indirect source emissions, The Plan forecasts
future air quality conditions and concludes with an implementation program which identifies
responsible agencies, progress report requirements, monitoring, and contingency strategies,

The regional air quality plans are based on population projections for each county in the air
basin. Each regional air plan has assumed and accounts for an incremental amount of growth
within Stanislaus County, and if actual population exceeds this assumed increment, additional
control measures will be required to attain the ambient air quality standards.

The population and traffic effects of the proposed Specific Plan are consistent with those
contained in the Stanislaus Area Association of Governments (SAAG) Draft 1993 Regional
Transportation Plan and thus should be consistent with federally-mandated regional air plans.
The state-mandated plan, however, is based on an explicit forecast of population and
employment within Stanislaus County over the period 1990 to 2000. The population growth
rates assumed in analyzing the effects of the Northwest Triangle Specific Plan are below those
assumed in the 1991 Air Quality Attainment Plan, so the project appears to be consistent with
regional air plans relative to assumptions about levels of future growth and activity.

The basic goal of the Plan is to bring the San Joaquin Valley Air Basin into compliance with
State standards for ozone and carbon monoxide. Control measures for 46 kinds of stationary
sources are included, from traditional "smokestack" emissions and oil and gas operations to less
conventional sources such as charbroilers in fast food restaurants, residential and commercial
water heaters, graphic art processes, printing, fireplaces, and wood burning stoves. These
controls may affect some of the existing manufacturing operations in the Specific Plan area by
requiring that they be retrofitted with "Best Available Control Retrofit Technology” (BACRT).

The Plan requires no net increase from stationary sources subject to Air District approval. This
is unlikely to affect the mix of uses allowed in the Specific Plan area, but it would require the
application of BACRT for new operations like service stations, dry cleaners, restaurants, and
printers. However, these requirements will affect new businesses throughout the entire San
Joaquin Valley and are not targeted towards a particular area like the Northwest Triangle. In
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residential areas, new wood stoves and fireplaces will be continue to be subject to EPA
restrictions.

The Air Quality Plan’s greatest impacts on the Northwest Triangle pertain to mobile source
emission control measures. These include enhanced participation of the Air Pollution Control
District in project review under CEQA and a long menu of transportation control measures to
reduce motor vehicle emissions. The Specific Plan incorporates many of these measures in its
composition of land uses (Chapter 2) and its Transportation Principles (Chapter 3). The
Triangle’s mixing of residential and employment uses encourage shorter trip lengths, while its
provisions for bicycles and pedestrians reduce dependence on automobiles. Principles in the
Plan support ride sharing and flextime to reduce peak hour traffic.

Some of the other transportation control measures in the Air Quality Plan are not included in
the Specific Plan and still need to be implemented at the citywide (or intercity) level. These
include adoption of a Trip Reduction Ordinance, development of park and ride lots, and
provision of fixed-route public transit service.

While the Plan has not been comprehensively updated since 1991, it has been supplemented
during the past three years with additional plans and programs. To fulfill their obligation to
State and Federal Clean Air Acts, the STVUAPCD adopted "Rate of Progress Plans" for
attainment of federal ozone standards for the periods 1993-1996 and Post-1996. The plans are
required to show the region’s progress towards meeting the federal ozone standard by 1999. A
revised State Implementation Program (SIP) also was submitted during this period. These
supplements do not change the conclusion that the Specific Plan is consistent with regional air
quality programs.

2.E.2. Regulation VIII: Fine Particulate Matter (PM,,) Control Requirements

Regulation VIII (consisting of Rules 8010, 8020, 8030, 8040, 8060, and 8070) were adopted by
the Air Pollution Control District on October 21, 1993 to reduce the amount of fugitive dust in
the air through regionwide controls on construction, demolition, excavation, grading, chemical
applications, road paving, handling and storage of bulk materials, and landfill disposal. The
controls apply to most construction sites of one acre or larger, and to roads with average daily
trips of 500 or more.
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Regulation VTIT requires that construction and grading in the Northwest Triangle area, as well
as all areas in the San Joaquin Valley Air Basin, follow specific practices and procedures to
stabilize soil, cover bulk materials, and suppress dust. The Regulation requires that roads in
the Triangle area are paved and contain paved four-foot shoulders or medians. The Specific
Plan is consistent with Regulation VIIT; Chapter 6 includes principles to reduce PM,, emissions.

In 1993, the San Joaquin Valley was reclassified from a "moderate" to a “serious" non-
attainment area for PM,,. Regulation VIII may be strengthened with additional requirements for
construction and new restrictions on wood burning stoves and fireplaces. Development in the
Specific Plan area will be required to comply with any future requirements as they are adopted.
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3. ENVIRONMENTAL SETTING, IMPACT ANALYSIS, AND
MITIGATION

3.A. IMPACTS FOUND NOT TO BE SIGNIFICANT

This section briefly inventories those impact areas and resources which are judged not to have
the potential to experience significant adverse impacts as a result of the project, so are not
analyzed in detail in this document. Sources of information for these judgements include the
September 1992 Master Environmental Assessment and Draft Environmental Impact Report on
the Turlock General Plan, the March 8, 1994 Notice of Preparation of this MEIR, and
information gathered during the course of Specific Plan preparation. Also taken into
consideration are the significance thresholds suggested by Appendix G of the CEQA Guidelines.

This section evaluates project-level impacts. Some of the topics listed below are discussed also
in the cumulative impact analysis in Section 5.

3.A.1 Earth/Geology

There are no major geologic or seismic hazards that would either be exacerbated by development
in the project area, or which would pose significant hazards to persons living or working in the
project area. Specific mitigation measures related to construction projects will be imposed as
part of the subdivision / construction approval process.

3.A.2 Water

Impacts on water resources are compared to the impacts of the current mix of urban and
agricultural uses on water resources. Water use and use of chemicals that might affect water
quality is not expected to change in already-urbanized parts of the study area as a result of
adoption of the Specific Plan. In those portions of the Northwest Triangle in agricultural use
in 1994 that are designated for urban uses, several changes will occur. First, application of
agricultural chemicals will cease, and be replaced by use of a wide spectrum of chemicals in
regular use in urban environments. Second, the decrease in irrigated area will decrease the
amount of recharge of irrigation into the aquifer that supplies the City’s water. Given the
relatively small area over which these changes will occur (compared to the total acreage in
agricultural use within the City’s Planning Area), the impact on these changes is not judged to
be significant.
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Specific Plan principles address needs for new infrastructure for water distribution, sewage
collection, and storm drainage. The Specific Plan establishes an implementation program and a
mechanism for property owner participation in funding these improvements.

3.A.3 Vegetation and Wildlife

No plant or animal species or communities of special concern have been identified in the Specific
Plan area. The long history of cultivation has resulted in an absence of native vegetation, and
the absence of watercourses or topographic features contributes to a lack of distinctive habitat.
While development consistent with Specific Plan policies will obviously result in a change in the
vegetation pattern, it is not judged to be significant

3.A.4 Land Use

One of the central aspects of the Specific Plan is to facilitate land use changes. The Project
Description as well as material in the Specific Plan quantify the extent of those changes. Land
use changes will result in activities that will have significant environmental impacts in relation
to traffic, air quality, noise and agricultural productivity. These impacts are considered in
separate subsections below. Land use change per se does not cause adverse environmental
impacts.

3.A.5 Population

Population increase will be one consequence of the project’s implementation. However, like land
use changes, population increase in and of itself does not create significant adverse impacts on
the environment. It is the activities of area residents that cause impacts. These are discussed in
subsequent sections of the EIR.

3.A.6 Housing

The Specific Plan envisions the construction of approximately 600 housing units in the Northwest
Triangle as detailed in Table 1-2. These housing units are consistent with General Plan policies,
which seek to satisfy regional housing needs through addition and renovation of housing units
in the City. An additional consequence of Specific Plan implementation may be demolition by
property owners of a small number of units (fewer than five} due to the increased development
densities allowable on the east side of Golden State Boulevard.
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3.A.7 YVisual Impacts

Buildout of the Northwest Triangle will result in a major change in the visual environment.
Urban design guidelines included in the Plan are intended to insure a high quality visual
environment. While evaluation of visual impacts is subjective, there is no indication that the
changes envisioned by the Specific Plan would be widely considered to constitute significant
adverse impacts on the visual environment.

3.A.8 Public Services and Utilities

Public services and utilities are analyzed in chapters 4 and 5 of the Specific Plan, with
implementation discussed in Chapter 7. Specific Plan buildout will result in significantly
increased demand for public services and utilities. These demands can be met with
implementation of funding mechanisms and capital projects described in the Plan, and no
significant impacts are anticipated.
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3.B. TRAFFIC AND CIRCULATION
3.B.1. EXISTING SETTING

a. Roadway Network. The roadway network providing access to and circulation through the
area is shown in Figure 4. Primary roadways providing access to the area are present at some
level. However, most will need to be widened or further improved as the City continues to
build out in accordance with the General Plan and the Specific Plan. A number of secondary
roadways which will provide circulation through the area are included in the Specific Plan and
will be constructed as the area is built out.

Regional Access is provided to the project area and the rest of Turlock by State Route 99 (SR
99). SR 99 is a major regional arterial which extends north and south through the central part
of the San Joaquin Valley. It extends northerly through the cities of Ceres, Modesto, and
Sacramento into the northern end of the State and southerly through the cities of Merced,
Fresno, and Bakersfield into Southern California. SR 99 is fully improved to freeway status
through Turlock with three lanes in each direction. There are grade-separated interchanges at
Taylor Road, Monte Vista Avenue, Fulkerth Road, and Main Street as indicated in Figure 4.
Currently, the intersections of the north and southbound SR 99 ramps with Taylor Road, Monte
Vista Avenue, Fulkerth Road, and Main Street are all controlled with stop signs on the off-
ramps. The interchanges at Taylor Road, Monte Vista Avenue and Fulkerth Road are the
primary points of access from SR 99 to the Specific Plan area.

Local Access to, and circulation through, the project area is provided by a hierarchy of
roadways. Golden State Boulevard, a major arterial serving the study area, runs diagonally in
the northwest/southeast direction across the city. It is primarily a four-lane facility with the
exception of a five-lane section between Fulkerth Road and Walnut Avenue,

Taylor Road is a two-lane east/west arterial extending along the northern boundary of the study
area.

Monte Vista Avenue is an east/west arterial extending across the middle of the study area. It
carries two lanes from Highway 99 to approximately 500 feet west of Walnut Avenue where it
widens to three lanes (two lanes eastbound and one lane westbound) up to Crowell Road. From
Crowell Road to the east, it becomes a four-lane arterial.

Tuolumne Road is a minor two-lane east/west arterial south of Monte Vista Avenue terminating
at Golden State Boulevard.
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Fulkerth Road is another major east/west arterial at the southern boundary of the study area.
It has an interchange with Highway 99 and is primarily a four-lane roadway with the exception
of a two-lane section under the bridge of Highway 99.

West Main Street is south of the study area. It is a major east/west arterial carrying two lanes
west of Kilroy Road, four lanes from Kilroy Road to West Avenue, and two lanes east of West
Avenue. It also provides an interchange with Highway 99.

Geer Road is the only major north/south arterial to the east of the study area. From Taylor Road
to Monte Vista Avenue, it carries two or three lanes of traffic, South of Monte Vista Avenue,
it becomes a four-lane facility.

Tegner Road, Tully Road, Walnut Avenue, and Crowell Road are minor north/south roadways
serving the study area. They are all two-lane facilities.

b. Roadway Operating Characteristics Currently, most roadways within the Specific Plan area
accommodate traffic volumes below capacity and operate well at most times. Typical weekday
daily traffic volumes on select roadways within the Specific Plan area, together with their
classification in the General Plan and approximate daily capacity, are summarized in Table 3-1.
Monte Vista currently accommodates a two-way daily volume of approximately 12,000 vehicles,
Golden State accommodates between 11,000 and 20,000 vehicles, Fulkerth Road accommodates
between 8,000 and 12,000 vehicles per day, and Tully Road accommodates approximately 3,100
vehicles per day. SR 99 currently carries a two-way, average daily traffic (ADT) volume of
approximately 54,000 vehicles between Monte Vista Avenue and Fulkerth Road (CALTRANS,
1993).

Existing roadway and intersection operations can be further characterized using a level of service
(LOS) analysis. An LOS analysis describes a roadway segment or intersection’s operating
characteristics based upon maneuverability and delay. Level of Service ranges from LOS A,
which represents the best possible conditions (free flow) to LOS F, which describes the worst
case or jammed conditions. The analysis of existing conditions focused on key intersections in
the Plan area which determine the overall network capacity. Existing weekday PM peak hour
traffic volumes at the key intersections are shown in Figure 5. Signalized intersections were
evaluated using methods described in the Interim Materials on Highway Capacity, Circular 212.
Unsignalized intersections were evaluated using methodologies described in the Highway
Capacity Manual. Descriptions of potential LOS for signalized intersections are summarized in
Table 3-2. Standards for level of service descriptions of unsignalized intersections are
summarized in Table 3-3. The results of the peak hour intersection LOS analysis of existing
conditions are summarized in Table 3-4.
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TABLE 3-1
ROADWAY SEGMENTS, EXISTING CONDITIONS
Roadway Limits Type Daily Approx. LOS
Segment Two-Way Capacity
Traffic
Volume
Monte Vista Golden State - Arterial 12,250 27,000 A
Walnut
Golden State Walnut - Express 10,900 37,000 A
Blvd. Tuolumne Express 19,300 37,000 A
Fulkerth - 20th
Century
Fulkerth Road Tully - Arterial 11,500 27,000 A
Countryside Arterial 8,000 27,000 A
Tully - Logan
Tully Road Main - Walnut Collector 3,110 12,000 A
SR 99 Main - Fulkerth Freeway 54,000 120,000 B
Source: City of Turlock, 1993, 1994
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TABLE 3-2
DESCRIPTION OF LEVELS OF SERVICE FOR SIGNALIZED INTERSECTIONS

Level of
Service

Description

Yolume/
Capacity Ratio

Stopped
Delay/Vehicle
(Seconds)

A

Operations with very low delay
occurring with favorable progression
and/or short cycle lengths.

Operations with low delay occurring
with good progression and/or short cycle

lengths,

Operations with average delays resulting
from fair progression and/or longer
cycle lengths. Individual cycle failures
begin to appear.

Operations with longer delays due to a
combination of unfavorable progression,
long cycle lengths, or high V/C ratios.
Many vehicles stop and individual cycle
failures are noticeable.

Operations with high delay values
indicating poor progression, long cycle
lengths, and high V/C ratios. Individuat
cycle failures are frequent occurrences.
This is considered to be the limit of
acceptable delay.

Operation with delays unacceptable to
most drivers occurring due to
oversaturation, poor progression, or
very long cycle lengths.

< 0.599

0.600 to 0.699

0.700 to 0.799

0.800 to 0.899

0.900 to 0.999

> 1.000

<350

3.1to 15.0

15.1tw 25.0

25.1t0 40.0

40.1 to 60.0

> 60.0

Source: Transportation Research Board, 1981, 1985
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I
TABLE 3-3
DESCRIPTION OF LEVELS OF SERVICE FOR UNSIGNALIZED INTERSECTIONS i
Two-Way Stop Control
YLevel of Service L Reserve Capacity |
A > 400 veh./hr.
B 360-555
C 299-299
D 199-199
E 0-99
F <0

” Source: Transportation Research Board, 1985.
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TABLE 3-4
EXISTING AND CUMULATIVE YEAR 2010 PM PEAK HOUR LEVELS OF
SERVICE
Intersection Existing Conditions Cumulative Year 2010
(1
R-C v/C LOS R-C v/C | LOS
(2) 3) 2) 3)
Taylor/ SR 99 SB Ramps (4) N/A N/A 0.86 D
Eastbound Taylor 43 E
Westbound Taylor Left -10) F
Turns
Westbound Taylor
Through
Taylor/ SR 99 NB Ramps (4) N/A N/A 0.86 D
Northbound Off-ramp Left 50 E
Turns 681 A
Northbound Off-ramp
Right Turns
Eastbound Left Turns
Taylor Road/ Golden State (4) N/A 0.62 B N/A 0.86 D
Monte Vista/ SR 99 SB Ramps N/A N/A 0.67 B
Southbound Off-ramp 403 A
Westbound Left Turns 933 A
Monte Vista/ SR 99 NB N/A N/A 0.68 B
Ramps 404 A
Northbound Off-ramp 883 A
Eastbound Left Turns
Monte Vista/ Countryside Future Intersection N/A 0.79 C
Monte Vista/ Golden State ) N/A D N/A | 0.79 C ||

Tuolumne/ Countryside Future Intersection N/A | 0.67 B |
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TABLE 3-4
EXISTING AND CUMULATIVE YEAR 2010 PM PEAK HOUR LEVELS OF
SERVICE

Intersection Existing Conditions Cumulative Year 2010

1)

R-C V/C LOS R-C V/C | LOS
@) 3) 2) 3
Tuolumne/ Golden State N/A 0.45 A
Northbound Left Turns 776 N/A A
Eastbound Approach 393 B
Southbound Left Turns 833 A
Westbound Approach 351 B
Fulkerth/ SR 99 SB Ramps N/A N/A 0.78 C
Southbound Off-ramp 151 D
Westbound Left Turns 886 A
Fulkerth/ SR 99 NB Ramps N/A N/A 0.81 D
Northbound Off-ramp 280 C
Eastbound Left Turns 905 A
Fulkerth/ Countryside N/A 0.27 A N/A 0.79 C
Fulkerth/ Tully N/A 0.64 A N/A 0.87 D
Fulkerth/ Golden State N/A 0.54 A N/A 0.85 D

Parkway.

(1)  Year 2010 conditions assumes buildout of the remainder of the city in accordance
with the city’s General Plan

(2)  Reserve Capacity in vehicles per hour at a two-way stop controlled intersection

(3) Volume to Capacity ratio at a signalized intersection

(4) The intersections of Taylor Road with the SR 99 north and southbound ramps and
Golden State Boulevard were analyzed as a whole under cumulative conditions
because of their close proximity and future interconnected signalization.
Cumulative traffic forecasts at this location assume completion of Christoffersen

(5)  This intersection is currently controlled with all-way stop signs
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Table 3-1 shows that all the roadway segments listed currently accommodate daily traffic
volumes considerably below capacity. The segments of Monte Vista Avenue, Golden State
Boulevard, Fulkerth Road, Tully Road, and SR 99 listed in Table 3-1 all experience daily traffic
volumes below capacity and operate at LOS A/B.

A total of twelve study intersections were evaluated with regard to levels of operation during the
weekday PM peak hour. They are:

1. Highway 99 Southbound On-/Off-Ramps and Taylor Road
(unsignalized)

2, Highway 99 Northbound On-/Off-Ramps and Taylor Road
(unsignalized)

3. Taylor Road and Golden State Boulevard (signalized)

4, Highway 99 Southbound On-/Off-Ramps and Monte Vista Avenue
(unsignalized)

3. Highway 99 Northbound On-/Off-Ramps and Monte Vista Avenue
(unsignalized)

6. Monte Vista Avenue and Golden State Boulevard (unsignalized)

7. Golden State Boulevard and Tuolumne Road (unsignalized)

8 Highway 99 Southbound On-/Off-Ramps and Fulkerth Road
(unsignalized)

S. Highway 99 Northbound On-/Off-Ramps and Fulkerth Road
(unsignalized)

10.  Fulkerth Road and Countryside Drive (signalized)

11.  Fulkerth Road and Tully Road (signalized)

12, Fulkerth Road and Golden State Boulevard (signalized).

Table 3-4 indicates that all of the study intersections are currently operating at LOS D or better
during peak periods except the intersections of Taylor Road with the Highway 99 north and
southbound ramps. Minor stop sign controlled approaches at both ramp junctures operate at an
LOS E/F because of the high volume of traffic oriented from the southbound off-ramp to
southbound Golden State Boulevard. Analysis based upon LOS calculation methodologies
included in the 1985 Highway Capacity Manual would conclude that the four-way stop
intersection at Monte Vista Avenue and Golden State Boulevard is operating at a high LOS C.
However, because of the interference of the railroad tracks and the awkward and inferior
intersection channelizations, this intersection is actually operating at a high LOS D.
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Because of the storage area along the median opening on Golden State Boulevard at Tuolumne
Road, left-turning vehicles from both approaches of Tuolumne Road complete turns in two
stages. This greatly enhances the level of operation for left turns from the minor street.
Without the median storage area, the left turns from Tuolumne Road would operate at LOS D.
However, with the median storage area, the operation of the left turns from Tuolumne Road is
at LOS C.

SR 99 is currently improved to six lane freeway status in the Plan area. Using 1993 daily traffic
volumes published by Caltrans and the assumptions of a 10 percent peak-hour factor with a
60/40 directional split, the estimated peak-hour volume in the peak direction on Highway 99 in
the vicinity of the Plan area is 3,250. This peak-hour volume is approximately 50 percent of
the one-way capacity (i.e., 6,000 vehicles per hour) of a six-lane freeway indicating that
Highway 99 currently operates at acceptable standards in the project vicinity. The County’s
Congestion Management Program indicates this section of freeway currently operates at an LOS
B during peak hour conditions.

c. Signal Warrant Analysis (Peak Hour). The eight unsignalized intersections were evaluated

with regard to peak hour signal warrants to determine whether existing traffic volumes are
sufficient to warrant the installation of signal controls. The results of the evaluation are
summarized in Table 3-5, which indicates that the only unsignalized intersection that currently
meets the "Peak-Hour Signal Warrant" is Monte Vista Avenue and Golden State Boulevard. This
four-way stop-controlled intersection is currently operating at LOS D with delays experienced
by vehicles at all four approaches. Because of the location of the railroad tracks and the poor
existing intersection layout, signal control at this intersection will require redesign of the entire
intersection,

d. Transit, Bicycle, and Pedestrian Facilities. The City of Turlock is currently served by a dial-
a-ride demand-responsive transit system. It provides door-to-door service on demand from 7:00

AM to 6:00 PM on weekdays and from 9:00 AM to 4:00 PM on Saturdays. No service is
provided on Sundays.

3.B.2. CRITERIA FOR DETERMINING SIGNIFICANCE OF IMPACTS

In accordance with County Congestion Management Program and City of Turlock guidelines,
adverse impacts of the Northwest Triangle Specific Plan to the circulation system are determined
to be significant if the project will:
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a. Cause an increase in traffic which will reduce levels of service (LOS) on the system of
roads designated in the County’s Congestion Management Plan to below an LOS D
(Stanislaus County Congestion Management Program),

b. Cause an increase in traffic which will reduce future LOS for roadways forecast in the
City’s Circulation Element to operate at an LOS D to below an LOS D (these roads are
Monte Vista Avenue, Fulkerth Road, and Golden State Boulevard) (Turlock General Plan
Circulation Element 1992).

c. Cause an increase in traffic which will reduce levels of service (LOS) to below LOS C
on Specific Plan area roads other than Monte Vista Avenue, Fulkerth Road, and Golden
State Boulevard (Turlock Circulation Element 1992).

3.B.3. IMPACTS

a. Qverview of Impacts. The proposed Specific Plan does not alter General Plan land uses in
a way that allows intensification of development or trip generation increases above that assumed
in the General Plan. The project would result in a level of trip generation that is consistent with
the trip generation assumptions made in analysis of the City’s 1992 General Plan. By further
refining required improvements, identifying funding responsibilities, and creating a basis for
arcawide financing, the project will facilitate construction of improvements needed to allow the
roadway network to accommodate future increases in traffic associated with development in the
Specific Plan area and in the City as a whole. The Specific Plan includes a series of roadway
improvements designed to help the roadway network accommodate future increases in traffic
volumes,

Continued buildout of the city in accordance with the General Plan is forecast to result in a
significant increase in traffic volumes on the local roadway network. Future traffic related
impacts of buildout were evaluated as part of the recent General Plan update (City of Turlock,
1992). The General Plan update and accompanying EIR included a comprehensive traffic
modelling effort using the Stanislaus Area Association of Governments (SAAG) traffic model
(Dowling Associates, 1992). Traffic forecasts were developed using the model for a Horizon
Year of 2010, consistent with the General Plan. The model estimated average daily, two-way
traffic volumes on the local roadway network. Forecasts of future Year 2010 traffic volumes
on the roadway network within Turlock are summarized in Figure 6. For the purposes of this
EIR, the average daily traffic volumes forecast during the General Plan analysis have been
converted to peak hour intersection analysis to better analyze road improvement needs.
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TABLE 3-5
PEAK HOUR SIGNAL WARRANTS
Intersection Are Signals Warranted ? (1)

Existing Cumulative
Conditions Conditions

Highway 99 SB On-/Off-Ramps and No Yes

Taylor Road

Highway 99 NB On-/Off-Ramps and No Yes

Taylor Road

Highway 99 SB On-/Off-Ramps and No Yes

Mornte Vista Avenue

Highway 99 NB On-/Off-Ramps and No Yes
Monte Vista Avenue

Monte Vista Avenue and Golden Yes Yes
Gate Boulevard

Golden State Boulevard and No Yes "
Tuolumne Road

Highway 99 SB On-/Off-Ramps and No Yes
Fulkerth Road

Fulkerth Road

Highway 99 NB On-/Off-Ramps and No Yes ”

(1) CALTRANS Warrant 11 ”
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b. Roadway Improvements included in the Specific Plan. The proposed Specific Plan includes

a number of roadway improvements consistent with the Circulation Element of the City’s
General Plan. The improvements are summarized in Table 1-4 in the Project Description.
Proposed improvements include completion of Fulkerth Road and Monte Vista Avenue as four
lane arterials, Countryside Drive as a four lane collector and Tuolumne Road as a two lane
collector with the ability to be re-striped with four lanes in the future if needed. It also includes
signalization of the intersections of Taylor Road with the SR 99 ramp junctures, signalization
of the intersections of Monte Vista Avenue with the SR 99 ramp junctures, Countryside Drive,
and Golden State Boulevard; signalization of the intersections of Tuolumne Road with
Countryside Drive and Golden State Boulevard; and signalization of the intersections of Fulkerth
Road with the SR 99 ramp junctures. The Plan also includes guidelines with regard to roadway
design standards in terms of right of way widths, sidewalks, bike lanes, and access restrictions.

c. Roadway Operating Characteristics. As stated above, the Specific Plan, as currently
proposed, will not increase traffic volumes on the surrounding roadway network beyond those
anticipated in the 1992 General Plan. The Specific Plan includes a series of roadway
improvement measures designed to allow the roadway network to accommodate future traffic
demand as the City is built out in accordance with the General Plan. Roadway improvements
in the Specific Plan will have a beneficial impact of helping the roadway network accommodate
future increases in traffic associated with the General Plan.

The following discussion describes traffic volumes associated with future growth in accordance
with the Specific Plan and the General Plan. It evaluates the ability of the future roadway
network included in the Specific Plan to accommodate cumulative Year 2010 traffic volumes
using a PM peak hour LOS analysis in order to refine future roadway and intersection needs.
It identifies any areas of potential traffic congestion and describes traffic related improvements
included in the Specific Plan which are designed to minimize future congestion levels.

Estimates of future Year 2010 traffic PM peak hour traffic volumes at the previously identified
twelve key intersections in the project area were developed using the modelled traffic volumes
shown in Figure 7. The cumulative PM peak hour traffic volumes at the key intersections
assume peak hour volumes are 9.18 percent of daily volumes based upon existing counts
throughout the Plan area. The analysis assumes future traffic volumes associated with buildout
of the City as well as roadway improvements included in the Specific Plan. The results of the
LOS analysis for cumulative Year 2010 PM peak hour conditions are summarized in Table 3-4.

Review of Table 3-4 indicates that all intersections evaluated in the Plan area are forecast to
operate at LOS D or better during PM peak hour or worst case conditions. Because the analysis
is based on the cumulative condition analyzed in the General Plan, these intersection evaluations
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actually describe a level of traffic significantly higher than the volumes that would be generated
by development in the Specific Plan only. The absence of violation of standards even when the
cumulative condition is analyzed provides a clear indication that project level traffic, when
forecast to use the improved road network described in the Specific Plan and the General Plan,
will not create any significant adverse impacts on road operations.

The intersections of Taylor Road with the north and southbound SR 99 ramps and Golden State
Boulevard, are all forecast to operate at LOS D. The intersections of Monte Vista Avenue with
the SR 99 north and southbound ramps are forecast to operate at .LOS B. The intersections of
Monte Vista Avenue with Countryside Drive (future) and Golden State are forecast to operate
at LOS C. The intersections of Tuolumne with Countryside Drive (future) and Golden State are
forecast to operate at LOS B and LOS A respectively. The intersection of Fulkerth Road with
the north and southbound SR 99 ramps, Countryside Drive, Tully Road, and Golden State
Boulevard, are all forecast to operate at LOS C/D during weekday evening peak hour or worst
case conditions.

SR 99 is forecast to operate at an LOS C between West Main Street and Taylor Road in the
Year 2005 (SAAG, 1994)

3.B.4. MITIGATION

No significant impacts are identified, therefore no mitigation measures are warranted.
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3.C. AIR QUALITY

3.C.1. ENVIRONMENTAL SETTING

a. Air Basin Characteristics. The climate of the project area is typical of inland valleys in
California, with hot dry summers and cool, mild winters. Daytime temperatures in the summer
often exceed 100 degrees, with lows in the 60’s. In winter, daytime temperatures are usually
in the 50°s, with lows around 35 degrees. Radiation fog is common in the winter, and may
persist for days. Winds are predominantly up-valley (from the north) in all seasons, but more
so in the summer and spring months. Winds in the fall and winter are generally lighter and
more variable in direction (CARB, 1974).

The pollution potential of the San Joaquin Valley is very high. Surrounding elevated terrain in
conjunction with temperature inversions frequently restrict lateral and vertical dilution of
pollutants. Abundant sunshine and warm temperatures in summer are ideal conditions for the
formation of photochemical oxidant, and the Valley is a frequent scene of photochemical
pollution.

b. Air Quality Standards and Pollutant Characteristics. The Environmental Protection Agency

has set national ambient air quality standards for pollutants determined to be injurious to public
health or welfare. There are both primary and secondary ambient air quality standards. Primary
standards are designed to protect public health, with a margin of safety. Secondary standards
are designed to protect public welfare, in addition to health, and are therefore more stringent
than primary standards.

States may adopt more stringent standards than those required by the federal government. The
State of California has established health-based ambient air quality standards which are more
stringent than the federal standards.

Federal and state standards have been estabiished for ozone, carbon monoxide, nitrogen dioxide,
sulfur dioxide, suspended particulates (PM-10) and lead. California has also set standards for
pollutants not covered by national standards (sulfates, hydrogen sulfide, vinyl chloride, visibility
reducing particles). The state and federal primary standards for major pollutants are shown in
Table 3-6.

¢. Health Effects of Pollutants. The primary air quality problems in Stanislaus County are
ozone and suspended particulates (PM-10). Carbon monoxide is a problem only in the Modesto-
Ceres urbanized area. The following is a discussion of the health effects of these important
pollutants,
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TABLE 3-6
FEDERAL AND STATE AMBIENT AIR QUALITY STANDARDS
Pollutant Averaging Federal State
Time Primary Standard
Standard
Ozone 1-Hour 0.12 PPM 0.09 PPM
Carbon Monoxide 8-Hour 9.0 PPM 9.0 PPM
[-Hour 35.0 PPM 20.0 PPM
Nitrogen Dioxide Annual (.05 PPM -
|-Hour - 0.25 PPM
Sulfur Dioxide Annual 0.03 PPM -
24-Hour 0.14 PPM 0.25 PPM
1-Hour — 0.05 PPM
PM-10 Annual 50 ug/n?’® 30 ug/m®
24-Hour 150 ug/m® 50 ug/m®
Lead 30-Day Avg. - 1.5 ug/m?
Month Avg. 1.5 ug/m® -~

————————————————ts e —————————————————

Notes: PPM = Parts per Million
ug/m* = Micrograms per Cubic Meter
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1. Ozone

Ozone is produced by chemical reactions, involving nitrogen oxides (NOx)} and reactive organic
gases (ROG), that are triggered by sunlight. Nitrogen oxides are created during combustion of
fuels, while reactive organic gases are emitted during combustion and evaporation of organic
solvents. Since ozone is not directly emitted to the atmosphere, but is formed as a result of
photochemical reactions, it is considered a secondary pollutant. In the San Joaquin Valley Air
Basin, ozone is a seasonal problem, occurring roughly from April through October.

Ozone is a strong irritant that attacks the respiratory system, leading to the damage of lung
tissue. Asthma, bronchitis and other respiratory ailments as well as cardiovascular diseases are
agpgravated by exposure to ozone. A healthy person exposed to high concentrations may become
nauseated or dizzy, may develop headache or cough, or may experience a burning sensation in
the chest.

Research has shown that exposure to ozone damages the alveoli (the individual air sacs in the
lung where the exchange of oxygen and carben dioxide between the air and blood takes place).
Research has shown that ozone also damages vegetation.

2. PM-10

PM-10 is small suspended particulate matter, 10 microns or less in diameter, which can enter
the lungs. The major component of PM-10 are dust particles, nitrates, and sulfates. PM-10 is
directly emitted to the atmosphere as a by-product of fuel combustion, wind erosien of soil and
unpaved roads. Small particles are also created in the atmosphere through chemical reactions.

Particles greater than 10 microns in diameter can cause irritation in the nose, throat, and
bronchial tubes. Natural mechanisms remove much of these particles, but particles less than 10
microns in diameter are able to pass through the body’s natural defenses and the mucous
membranes of the upper respiratory tract and enter into the lungs. The particles can damage the
alveoli, tiny air sacs respensible for gas exchange in the lungs. The particles may alse carry
carcinogens and other toxic compounds, which adhere to the particle surfaces and can enter the
lungs.
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3. Carbon Monoxide

Carbon monoxide is a local pollutant in that high concentrations are found only very near the
source. The major source of carbon monoxide, a colorless, odorless, poisonous gas, is
automobile traffic. Elevated concentrations, therefore, are usually only found near areas of high
traffic volumes.

Carbon monoxide’s health effects are related to its affinity for hemoglobin in the blood. At high
concentrations, carbon monoxide reduces the amount of oxygen in the blood, causing heart
difficulties in people with chronic diseases, reduced lung capacity and impaired mental abilities.

Carbon monoxide is a wintertime problem in the San Joaquin Valley. This is partly due to the
fact that automobiles create more carbon monoxide in colder weather, and partly due to the very
stable atmospheric conditions that exist on cold winter evenings when winds are calm.
Concentrations typically are highest during stagnant air periods within the period November
through January.

d. Regional Air Quality Planning. The U.S. Clean Air Act Amendments of 1977 required that
each state identify areas within its borders that do not meet federal primary standards as
nonattainment areas. The federal Clean Air Act required the preparation of an attainment plan
showing how the federal standards were to be met by 1987. Stanislaus County was one of many
nonattainment areas in California that failed to meet the federal ambient air quality standards by

1987.

The federal Clean Air Act Amendments of 1990 require that new nonattainment plans be
prepared and submitied to the U. S. Environmental Protection Agency. The San Joaquin Valley
Unified Air Pollution Control District has recently adopted federal nonattainment plans for PM-
10, carbon monoxide and ozone.(SJIVUAPCD 1991, 1992a, 1994)

Prior to 1988 there was no timetable for attainment of the state air quality standards. The
California Clean Air Act, enacted in 1988, requires local air pollution control districts to prepare
air quality attainment plans for ozone and carbon monoxide. Generally, these plans must
provide for district-wide emission reductions of five percent per year averaged over consecutive
three-year periods. The Act also grants air districts explicit statutory authority to adopt indirect
source regulations and transportation control measures, including measures to encourage or
require the use of ridesharing, flexible work hours, or other measures which reduce the number
or length of vehicle trips.
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Under the California Clean Air Act, Stanislaus County is considered nonattainment for ozone
and suspended particulate (PM-10). The Modesto-Ceres Urbanized area is considered a
nonattainment area for carbon monoxide. The County is either attainment or unclassified for

other pollutants.

The 1991 Air Quality Attainment Plan for the San Joaquin Valley Air Basin identifies 11
Transportation Control Measures {TCM’s) as "reasonably available" in the San Joaquin Valley

Air Basin (SJVUAPCD, 1992b). The following TCM’s are included in the Plan:

Traffic Flow Improvements
Public Transit

Passenger Rail Support/Facilities
Rideshare Program

Suburban Park and Ride Lots
Bicycling Program

Trip Reduction Programs
Telecommunications

Alternative Work Schedules

The Plan also proposes an indirect source program consisting of three elements:

Enhanced District CEQA Participation
Air Quality Element for General Plans
New and Modified Indirect Source Review

The first two of these indirect source measures have been implemented, but no action has been
taken on the third.

e. Current Air Quality. The San Joaquin Valley Unified Air Pollution Control District and
California Air Resources Board maintain air quality monitoring sites in Stanislaus County. Data
from Stanislaus County monitoring sites are shown in Table 3-7.

Air quality in Stanislaus County generally meets the state and federal ambient air quality
standards except for ozone and PM-10. Also, violations of the 8-hour ambient air quality
standards for carbon monoxide have been recorded, but only in downtown Modesto.
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TABLE 3-7
AIR QUALITY DATA FOR STANISLAUS COUNTY MONITORING SITES, 1991-
1993
Standard Site Days Above Standard
in:
Pollutant 1991 | 1992 | 1993
Ozone State I-Hour Turlock 22 24 15
Modesto 23 10 13
Crows Landing 1 -- -
Westley 0 - --
Ozone Federal 1- Turlock 0 0 2
Hour Modesto 0 0 0
Crows Landing 0 -- --
Westley 0 -~ -
PM-10 State 24- Modesto 24 26 16
Hour Crows Landing 2 -~ --
Westley 5 - -
PM-10 Federal 24- Modesto 1 3 1
Hour Crows Landing 0 -- --
Westley 0 -- -
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Data from Stanislaus County monitoring sites adequately describe air quality at the project site
for regional pollutants such as ozone and PM-10 data. For local pollutants such as carbon
monoxide, concentrations near the project site have been estimated for existing and future
conditions using an air pollutant dispersion model. The results of this analysis are described
in the Impacts section below.

3.C.2. CRITERIA FOR DETERMINING SIGNIFICANCE OF IMPACTS

According to the California Environmental Quality Act (CEQA), a project will normally have
a significant adverse impact on air quality if it will "violate any ambient air quality standard,
contribute substantially to an existing or projected air quality violation, or expose sensitive
receptors to substantial pollutant concentrations. "

The project’s potential for violating the ambient air quality standards for local pollutants or
causing nuisance to neighboring properties is used in this report to determine the significance
of localized air quality impacts.

For regional pollutants, violation of air quality standards cannot be used as a "threshold of
significance" since the standards are exceeded in San Joaquin County. Project impacts have
been judged using those thresholds of significance recommended by the San Joaquin Valley
Unified Air Pollution Control District (David Stagnaro, SITVUAPCD, Telephone Conversation,
13 December 1994). These significance thresholds are 55 pounds per day for ozone precursors
(ROG and NOx), and 82 pounds per day for PM-10.

3.C.3. IMPACTS

a. Construction Impacts. Development of the project area would result in periodic construction
activities within the Specific Plan area until buildout occurs. No schedule exists for such
construction, but it is likely that construction activities will be taking place near existing or
previously built portions of the study area during the buildout period.

Construction activities are a source of organic gas emissions. Solvents in adhesives, non-
waterbase paints, thinners, some insulating materials and caulking materials evaporate into the
atmosphere and participate in the photochemical reaction that creates urban ozone. Asphalt used
in paving is also a source of organic gases for a short time after its application.

Construction dust could affect local air quality at various times during construction of the
project. The dry, windy climate of the area during the summer months combined with the fine,
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silty soils of the region create a high potential for dust generation when and if underlying soils
are exposed to the atmosphere.

The effects of construction activities would be increased dustfall and locally elevated levels of
PM-10 downwind of construction activity. Construction dust is considered to represent a
potentially significant localized and temporary impact that generally can be mitigated. Specific
Plan Appendix C establishes requirements to minimize construction impacts.

b. Local Long-Term Air Quality Impacts. Locally, the pollutant of greatest interest is carbon
monoxide. Concentrations of this pollutant are related to the levels of traffic and congestion
along streets and at intersections.

The CALINE-4 computer simulation model was applied to five major intersections within the
plan area. These were selected as having high volumes and/or congestion levels, and thus
represent the expected sites of maximum carbon monoxide concentrations. The model results
were used to predict the maximum 1-and 8-hour concentrations, corresponding to the 1- and 8-
hour averaging times specified in the state and federal ambient air quality standards for carbon
monoxide. The CALINE-4 model and the assumptions made in its use for this project are
described in Appendix B.

Table 3-8 shows the results of the CALINE-4 analysis for peak 1-hour and 8-hour periods in
parts per million (PPM). The analysis was carried out for existing conditions in 1994 and
buildout conditions in the year 2010. The l-hour values are to be compared to the federal 1-
hour standard of 35 PPM and the state standard of 20 PPM. The 8-hour values in Table 3-8 are
to be compared to the state and federal standard of 9 PPM.

Table 3-8 shows that predicted concentrations of carbon monoxide at all intersections analyzed
are currently well below the state and federal standards. Concentrations at buildout in 2010
would actually be below current concentrations, despite cumulative traffic growth, due to
anticipated reductions in per-mile emissions rates for vehicles resulting from state mandated
emission control programs. Concentrations are predicted to remain below the state and federal
standards. Therefore, project impacts on carbon monoxide concentrations are considered to be
less-than-significant.

c. Regional Permanent Air Quality Impacts. Vehicle trips generated by developed land uses
within the Specific Plan area would result in air pollutant emissions affecting the northern San
Joaquin Valley Air Basin. Regional emissions associated with project vehicle use have been
calculated using EMFACTF emission factors and are shown in Table 3-9. The methodology
used in estimating vehicular emissions is described in Appendix B.
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TABLE 3-8
PROJECTED WORST CASE CARBON MONOXIDE CONCENTRATION NEAR

SELECTED INTERSECTIONS, IN PARTS PER MILLION
w—-————_—-——.—q

Intersection Averaging Time Existing (1994) Build Out
(2010)

Fulkerth/ 1-Hour 6.8 6.8
Countryside 8-Hour 4.8 4.8
Fulkerth/ 1-Hour 9.9 6.7
Tully 8-Hour 6.9 4.7
Fulkerth/ Golden I-Hour 9.9 6.9
State 8-Hour 6.9 4.8
Monte Vista/ 1-Hour -- 7.2
Countryside 8-Hour -- 5.0
Monte Vista/ 1-Hour 7.0 6.9
Golden State 8-Hour 4.9 4.8
Most Stringent 1-Hour 20.0 20.0
Standard 8-Hour 9.0 9.0
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TABLE 3-9
PROJECT REGIONAL EMISSIONS IMPACTS IN POUNDS PER DAY
ROG NOx PM-10
Project Emissions:
Vehicle Emissions 299.4 44599 220.9
Commercial Emissions 2.3 52.8 0.1
Residential Emissions 305.7 60.9 19.8
Total 607.4 563.6 240.8
Agricultural Sources Removed
16.4 35.3 43.5

Net Change

591.0 528.3 197.3
Significance Criterion 55.0 55.0 §2.0

ROG = Reactive Organic Gases
NOx = Nitrogen Oxides
PM-10 = Particulate Matter, 10 microns
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Daily emissions associated with proposed residential and commercial uses are also shown in
Table 4. Residential uses contain a number of dispersed and intermittent sources of pollutants
such as space and water heaters, household paints and solvents, fireplaces and woodstoves, lawn
mowers and other equipment (BAAQMD, 1985). The primary emission source from
commercial uses is the combustion of natural gas for space and water heating (SCAQMD, 1993).

Buildout of the Northwest Triangle would also eliminate some existing agricultural air pollutant
sources. Agricultural activities generate pollutants through combustion of fuels by farm
equipment and vehicles, pesticide application and tilling. Daily per-acre emission rates for
agricultural uses were used to estimate the emissions eliminated by conversion of land to urban
uses. The methods and assumptions used in developing the emission factor are described in
Appendix B. The estimated agricultural emissions eliminated by Plan buildout are shown in
Table 3-9.

Table 3-9 shows the net change in regional emissions that would occur with buildout of the
Northwest Triangle for Reactive Organic Gases and Nitrogen Oxides (two precursors of ozone)
and PM-10. The thresholds of significance are also shown. Emissions generated by the project
at buildout would exceed the thresholds of significance for ozone precursors, so the project’s
contribution to cumulative impacts on regional air quality is considered to be significant.

3.C.4. MITIGATION

a, . Mitigation Measures Proposed as Part of the Project. Specific Plan Appendix C lists

mitigation measures included as part of the project. These include construction practices
designed to reduce windblown dust and vehicle emissions, building design requirements to
reduce emissions and policies regarding energy conservation strategies that reduce emissions.

Development standards contained in the Specific Plan place special limits on trip generation for
certain land uses. These limits are designed to reduce traffic congestion, but they would also
limit the impact of project-related traffic on local air quality.

The Plan contains site planning and architectural principles that encourage the use of design and
site planning to encourage pedestrian and bicycle modes of travel. These include provision of
pedestrian/bicycle amenities, creation of pedestrian and bicycle corridors, and placement of
buildings and uses so as to make non-auto travel more attractive.
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b. Mitigation Measures Not Proposed as Part of the Project. The following measures could be
implemented to further reduce project impacts:

® Require that all employment-generating uses within the Plan area join a
Transportation Management Association formed to develop trip reduction
strategies for the Plan area.

e Require that any gas stations locating within the Plan make provisions for a future
Compressed Natural Gas fueling station.

e Require garages to be designed to allow installation of outlets to provide for
charging of electric cars.

3.C.5. SUMMARY OF IMPACTS

Project construction impacts have been identified as potentially significant. Implementation of
construction practices contained in Specific Plan Appendix C would reduce construction impacts
to a level that is less than significant. Several of the measures are required by the San Joaquin
Valley Unified Air Pollution Control District’s Regulation VIII which requires the use of
stabilization of storage piles, the use of water or chemical dust suppressants for unpaved
construction or access roads and removal of accumulated mud or dirt from public paved roads.

Project impacts on local carbon monoxide concentrations are considered to be less-than-
significant so application of mitigation measures is not required.

The project would have a significant impact on emission of ozone precursors. While the
mitigation measures that are part of the proposed project or recommended by this report would
be able to reduce project impacts on regional air quality by 10 to 15 percent, there is currently
no practical way to reduce impacts by over 90 percent to bring project impacts below the
significance thresholds. Therefore, the project’s impact on regional air quality is considered a
significant and unavoidable cumulative impact.
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3.D. AGRICULTURE
3.D.1. ENVIRONMENTAL SETTING

a. Existing Uses. In 1994, agriculture is the single largest land use in the Specific Plan area,
with active operations on 426 of the area’s 889 acres.! Table 3-10 indicates the acreage in each
crop type as of August, 1994, In addition to these uses, a number of the rural residences east
of Golden State are built on former orchards and continue to support productive fruit and nut
trees. There are also a number of parcels which are now fallow but which formerly supported
crops or pasture.

TABLE 3-10

EXTENT OF AGRICULTURE IN THE NORTHWEST TRIANGLE,
1994

Crop Type Acreage
Almonds 138
Corn/Hay/Pasture 114
Row Crops 77
Baby’s Breath 55
Dairy 22
Vineyard 20
TOTAL 426
Source: Field observations, 1994

Almonds and field crops represent the major share of crops grown in the Northwest Triangle.
Of the 24 parcels in the Triangle identified as having an active agricultural use, nine were
planted with almonds, five with hay or grain, and four with corn.

Acrenge in parcels only; excludes sireet and highway rights of way.
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Almond orchards varying in size from 5 to about 35 acres occupy much of the land between
Golden State Boulevard and Highway 99. The orchards provide a visual buffer between the
freeway and existing development along Golden State Boulevard. However, their proximity to
urban uses on both sides has made commercial operation more difficult. Almonds grown in the
Specific Plan area represent less than 5 percent of the almond crop in the Turlock General Plan
Planning Area.

Row crops are planted along Tuolomne Road, and at the southwest corner of Monte Vista and
Tegner Roads. Corn is predominant in the southwest part of the area and occupies most of the
acreage in the vicinity of Tegner and Fulkerth Roads. Alfalfa hay, grain, and pasture also are
grown in the area, primarily west of Highway 99.

The Northwest Triangle supports one of State’s largest commercial producers of Baby's Breath,
occupying about 35 acres south of Monte Vista between Golden State and Highway 99. The
Triangle also contains a dairy (at Monte Vista and Golden State), and a vineyard on Tuolomne
Road.

Existing agricultural uses are shown in Figure 8.

b. History of Agriculture in the Area. Anecdotal reports from local farmers indicate that the
Northwest Triangle has been cultivated for at least 100 years. US Department of Agriculture
soil reports indicate that most of the area was irrigated and in production by 1909, primarily
with row crops. The pattern appears to have stayed relatively constant through the 1960s.
Aerial photos from 1964 and 1994 indicate that the pattern of farming changed during the last
30 years, with almond orchards replacing row crops in many cases. Some of these orchards
have been displaced by urban development in the past 5 years, particularly in the southern part
of the Plan Area along Fulkerth and Tully Roads.

c. Williamson Act Status. The California Land Conservation Act of 1965 (Williamson Act) is
intended to discourage the unnecessary and premature conversion of agricultural land to urban
uses. When the County and a private landowner enter into a Williamson Act Agreement on a
parcel, the landowner agrees to limit its use to agriculture and compatible uses for a period of
at least 10 years. In exchange, the County agrees to tax the land based on its agricultural
productivity rather than its real estate market value. The agreement discourages land
speculation, while the lower tax rate provides an incentive to keep the land in agriculture.

Only five of the parcels in the Specific Plan Area are under Williamson Act contracts in 1994,
The parcels, 23-15-03 (33.2 Acres) and 23-06-03 (12 acres), are located along the east side of
Highway 99 between Monte Vista and Fulkerth Roads, and are actively farmed. Both are
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with almonds and are under common ownership. The contracts will expire on December 31,
1995. The owner has filed for non-renewal on both parcels.

Several parcels outside of and adjacent to the Specific Plan boundaries are under Williamson Act
contract, including two parcels east of Tegner Road near Taylor Road and a parcel north of
Taylor Road at Highway 99. Owners of all three of these parcels have filed for non-renewal,
with two of the contracts expiring on December 31, 1995, and the third expiring on December
31, 1997. These parcels are designated for urban uses in the General Plan.

Two more parcels under contract adjoin the western boundary of the Specific Plan area west of
Highway 99. Both are designated for agriculture in the General Plan and should continue to
retain their Williamson Act status for at least the next 10 years.

Figure 8 indicates parcels under Williamson Act contract in and around the Specific Plan area.

d. Agricultural Infrastructure. Farm infrastructure in the Specific Plan area includes Turlock
Irrigation District Lateral 3, which traverses the northern boundary along the south side of Taylor
Road. When the adjacent properties are developed, the canal will be relocated or walled off in
accordance with Irrigation System Administration standards, at the expense of the project
developer.

Other improvements within the project area include almond hulling equipment, barns, sheds,
greenhouses, dairy buildings, and other outbuildings, irrigation furrows, and wells. In most cases,
farm buildings would be demolished or removed from the site at the time of development. Wells
might be retained depending on their yields, water quality, and specific location.

e. Soil Conditions. The last survey of soil conditions in the Turlock area was published by the
USDA Soil Conservation Service (SCS) in 1964. The survey identified seven soil types in the
Specific Plan area, with about 80 percent of the acreage classified as Dinuba Sandy Loan or Delhi
Loamy Sand. At the present time, about half of these soils have been developed with urban uses
or roads; the remaining half support a variety of agricultural uses.

Most of the non-urbanized soils within the Northwest Triangle are classified as "Prime" based on
the State Department of Conservation’s Important Farmlands Inventory, and as "Class I" or "Class
II" based on the SCS Land Capability System. These classifications are based on a variety of
factors, such as drainage, salinity, slope, thickness, permeability, and susceptibility to erosion.
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"Prime" soils encompass approximately 480 acres within the Northwest Triangle Area. Most
of the Monte Vista West, Countryside Community Commercial, and West of 99 sub-areas are
included and a large portion of this land is currently in active agricultural use.

"Class I" soils encompass about 70 acres within the Plan area and can be found on both sides
of the Highway 99/ Monte Vista interchange and again along Monte Vista east of Golden State.
These correspond to Hanford Sandy Loam, a gently sloping alluvial soil which has moderate to
high fertility. "Class II" soils encompass ahout 400 acres, including nearly all of the Triangle
north of Monte Vista and most of the land south of Monte Vista and west of the proposed
Countryside Drive alignment. These soils correspond primarily to Dinuba Sandy Loam, an
alluvial soil with moderate fertility. Other soils in the area are either urbanized or have lower
capability ratings.

f. Agricultural Trends in the Vicinity. A wide range of crops are grown in the Turlock
vicinity. Predominant among them are fruits and nuts, with almonds representing a major share.
Other produce in the area includes grain, hay and field, and truck and berry crops. Truck and
berry crops include artichokes, lettuce, potatoes, tomatoes, and strawberries. About a fifth of
the agricultural land around the city is used as pasture. Other crops include deciduous fruits and
nuts, subtropical fruits, and vineyards.

In the County as a whole, about half of the agricultural income is generated from livestock and
poultry and about half is generated by crops. Milk was the top-ranking farm commaodity in 1992
and 1993, with a value of nearly $292 million. Almond production followed at $191 million,
with chickens ranking third at $97 million. Other leading commodities, in descending order,
were walnuts, cattle, eggs, peaches, turkeys, alfalfa, grapes, tomatoes, corn, beans, and apricots
(Stanislaus County Department of Agriculture, 1993).

According to a 1991 study for the State Office of Land Conservation, 11,960 acres of cropland
in Stanislaus County were lost to urban conversion between 1977 and 1988. However, 13,680
acres of wildland were converted to irrigated farmland, for a net gain of more than 1,700 acres.?
The study reported that alfalfa and irrigated crops were the predominant crops on land that was
converted and the loss of orchards was minimal. By contrast, 77 percent of the new farmland
created was planted in almonds, consistent with the regionwide trend of converting field crops
to more lucrative (but often risky) vegetable, fruit, and nut crops.

2 More current information {rom the Stanislaus County Department of Agriculture indicates that between 1992 and 1993 totol fruit
and nut screage in the County had a net decline of 4,000 acres, ficld crop ncrenge (excluding rangelund) had a net decline of 11,500 acres, and
vegelable crop acreage had o net increase of 1,300 acres. The total net loss in these three categories between 1992 and 1993 was 14,200 acres.
It is not known how much of this acresge was Jost to urban development and how much was taken out of production for other reasons.
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Agriculture employed 11.1 percent of the labor force in Stanislaus County in 1990, with an
estimated one-third of all jobs in the region directly or indirectly generated by agriculture.
Regional employment in agriculture increased by 20 percent between 1975 and 1988. However,
non-farm employment increased by 56 percent, leaving agriculture with a smaller share of the
economic base. Employment levels are expected to remain fairly stable over the next few years,
with agricultural industry expected to retain its strong presence.

The number of jobs provided by agriculture within the project boundaries is not known.
However, given the large number of agricultural support businesses along Golden State
Boulevard (farm implement dealers, irrigation supplies, etc.), it appears that a greater number
of jobs in the agricultural sector are provided by these uses than by the farms themselves. The
orchards are fairly labor intensive and provide seasonal employment during the harvest, although
the actual number of jobs has not been documented. In general, displacement of fruit and
vegetable crops has a greater adverse impact on the economy than displacement of field crops
since the former are more labor intensive, produce higher yields per acre, and are linked to
more secondary jobs.

g. Yields from Farms in the Area. Production yield data for individual parcels or locations is
not available. However, the 1993 Report of the Stanislaus County Department of Agriculture
reports total yield from a variety of crop types. This information is presented in Table 3-11.
In addition to the direct income generated by crop yields, indirect or secondary income is
generated through food processing, farm equipment manufacturing and sales, and other related
activities. The 1992 General Plan used a multiplier of 4.9 to estimate the extent of secondary
income generated by agriculture.

TABLE 3-11
TYPICAL ANNUAL YIELDS PER ACRE FOR CROPS GROWN IN THE NORTHWEST
TRIANGLE

Production Yield Dollar Value | Dollar Value
CROP TYPE Per Acre (tons) Per Ton Per Acre
Almond Meats 0.71 $3,840 $2,726
Almond Hulls 1.42 $60 $85
Grapes 9.00 $186 $1,674
Corn 28.00 $19.20 $537
Hay, Alfalfa 7.80 $106 $827
Walnuts 1.90 $1,355 $2,575
Misc. Nursery Products - - $6,130
Source: 1993 Stanislaus County Agricultural Crop Report
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h. Future Viability of Agricultural Uses in the Northwest Triangle. Even before construction

of State Route 99, farmers in the Northwest Triangle had to contend with operational constraints.
Encroachment from urban uses has existed in the area for some time, particularly along Golden
State Boulevard and the Southern Pacific Railroad where commercial development and
"ranchettes” have existed for many years. Many parcels in the area are too small for
commercial agriculture. Average farm size in the Northwest Triangle is just 17 acres, less than
half the figure reported for the Turlock area as a whole in the 1992 General Plan.

Construction of SR 99 in the 1970s divided many of the area’s largest parcels and left a large
wedge of farmland east of the freeway with constraints that made farming less viable. The
freeway’s presence makes it difficult to apply herbicide, fertilizer, and seed from the air. Such
constraints have been compounded by rising irrigation and insurance costs which reduce profit
margins and make farming less economical. In a June, 1994 survey conducted by the City, a
majority of the responding landowners indicated that their operations were not profitable and that
they would discontinue their operation upon the development of adjacent land or the loss of their
current tenants.

Parcels west of Highway 99 have also been impacted by urban encroachment, although the
freeway has functioned as a natural separator from the City to some extent. Pedretti Park and
New Life Church, the only "urban uses" west of the freeway, are relatively compatible with
surrounding farm operations and have not created conflicts. Based on current conditions, farm
operations west of the freeway appear less encumbered than those to the east. Accordingly, they
are planned for development in later phases of the Specific Plan development program. Three
parcels 1n this area are designated by the Specific Plan for continued agricultural use.

Presently, agnicultural operations in the Northwest Triangle generate levels of noise, odor, and
dust that could be found objectionable by residents living in immediately abutting residential
subdivisions. Noise is generated by tractors, harvesting equipment, spray equipment, and other
farm machinery in the area. Tractors and sprayers in the area produce noise in the range of 70-
80 decibels at a distance of 100 to 200 feet. Noise levels generally do not last more than a few
hours at any given location and have seasonal variations.

The primary odor source in the area is the dairy on Monte Vista Road. Since the dairy is
approximately 1,800 feet upwind of proposed residential neighborhoods in the Specific Plan
area, occasional odor problems can be expected if the dairy is still active when these areas are
developed. Dust is generated by tractors in the area, primarily on field crops grown west of
Highway 99,
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The future viability of agriculture in the area is also affected by restrictions on chemical spray
applications. Aerial or ground applications of certain sprays are regulated by the Stanislaus
County Department of Agriculture. The Department can withhold permits if it feels spraying
would create a health or safety hazard in surrounding residential areas. Even for sprays which
are not restricted, applications from the air become impractical for parcels that are small or
hemmed in by urban uses.

As of 1994, aerial spraying is infrequent in the Specific Plan area. While each individual
grower may choose how to spray, ground applications are usually more economical. According
to the County Department of Agriculture and a local chemical sales company (AgPro), aerial
spraying occurs less than once a year in the area. When it does occur, it is most likely to be
during the spring, particularly during wet years when it is difficult to maneuver ground
equipment in the orchards and fields. The aerial applications usually consist of fungicides and
are sprayed by helicopter; almost all herbicide application occurs from ground tanks.

Almond orchards like those in the Specific Plan area are usually treated with chemicals several
times a year using conventional orchard fan sprayers. Copper and organo-phosphates are applied
during the winter and fungicides and weed sprays (Round-Up, paraquat, 2,4-D, etc.) are applied
during the spring. Field crops and alfalfa may be treated with mitacides and weed sprays.
Grapes similar to those in the Specific Plan area may be treated with sulfur. Nursery crops, like
Baby’s Breath, are usually treated with weed sprays from ground rigs with nozzles pointed
down.

While ground sprays do not ordinarily impact surrounding parcels, some chemical drift is
possible. As the Northwest Triangle develops, the likelihood of conflicts and complaints from
urban uses will increase, making it more difficult for farmers to control weeds, fungi, and insect
pests. Spray restrictions may further impair crop and orchard yields in the area.

i.__Surrounding Uses. Productive agricultural uses occur to the west, north, and northeast of
the Specific Plan area. Land to the south and southeast has already been urbanized. The area
to the northeast is most similar to the Specific Plan area, with relatively small parcels,
encroachment from urban uses, and extensive planting of almonds. This area has also been
designated in the General Plan for future residential development. The area to the north includes
somewhat larger parcels and is also dominated by almonds. Some of the area will be retained
in agricultural use but parcels closest to Highway 99 and the Southern Pacific tracks are to be
developed with Heavy Commercial uses.
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The largest and most extensive agricultural area exists to the west of the Plan area boundaries,
where orchards, grain and field crops, and pasture extend for several miles toward the San
Joaquin River. This area is expected to remain in agricultural production for at least the next
20 years. Parcel sizes are generally larger than those in the Specific Plan area and much of the
land is under Williamson Act contract. Most of the soils in this area, as well as the area to the
north and northeast are classified as "Prime."

j._Consistency of the Specific Plan with City and County Agricultural Conversion Policies. The
Specific Plan is consistent with both the City of Turlock General Plan and the Stanislaus County

General Plan. Both Plans address the issue of agricultural land conversion and agricultural-
urban conflicts, and encourage the type of compact, mixed use development accommodated by
the Specific Plan in locations adjacent to existing urban areas.

Policies in Section 6.1 of the 1992 Turlock General Plan call for the protection of agriculture
through a variety of measures, all of which are incorporated in the Northwest Triangle Specific
Plan. These include limiting urban expansion to areas designated in the General Plan, requiring
higher density residential development to avoid urban sprawl, maintaining a compact urban
form, supporting the Stanislaus County Right-to-Farm Ordinance, and retaining Highway 99 as
the western boundary of residential neighborhoods. The Specific Plan area is already designated
for urban uses in the General Plan and is planned for development at higher densities than recent
development in the City. Planned residential densities average 5.2 units per acre, which is about
20 percent greater than the typical late 1980s housing development documented in the Turlock
General Plan.

The Stanislaus County General Plan policies promote compact, contiguous growth and encourage
growth in areas where the viability of farming is limited (either by soil conditions or urban
encroachment constraints). The County’s Agriculture Element recognizes the right of cities to
grow and encourages higher density development in urban areas as an alternative to sprawl and
rural residential development. Although the Specific Plan would lead to conversion of 380 acres
of farmland to urban use, all of this land has already been designated for development in the
County General Plan and most of it has already been impacted by Highway 99 or encroaching
residential development. Projects within the Specific Plan area will alleviate the pressure to
urbanize farmland elsewhere in the county, and will establish a permanent buffer between new
residential neighborhoods and agricultural lands.
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3.D.2. CRITERIA FOR DETERMINING SIGNIFICANCE OF IMPACTS

Appendix G of the CEQA guidelines states that a significant impact should be identified if the
proposed project would “"convert prime agricultural land to non-agricultural use or impair the
agricultural productivity of prime agricultural land.”

This EIR also uses regional economic impacts as a criteria for determining significance. A
significant impact will be identified if the project affects the regional economy. Impacts that are
highly localized or limited to one particular sector of the agricultural economy may be
considered less than significant.

3.D.3. IMPACTS

a. Loss of Prime Agricultural Land. The proposed Specific Plan would have a direct impact
on agriculture by displacing up to 380 acres of agricultural land, almost all of which is classified
as Prime farmland. The area represents less than one-tenth of one percent of Stanislaus
County’s productive agricultural land. While this amount is small compared to the total
productive area in the County, the impact is considered to be significant and irreversible. The
loss will permanently reduce the amount of land available for crop and orchard production in
Stanislaus County.

Given the long time period expected for buildout of the Specific Plan, agriculture is likely to
continue as an interim use on Specific Plan parcels for some time. Mitigation measures have
been incorporated into the Specific Plan to improve the viability of agriculture prior to each
parcel’s development. About 58.5 acres within the boundaries would retain a Plan designation
of "Agriculture” including a 12.5-acre site containing a church and 46 acres of currently active
farming operations.

The almond orchards, row crops, and pasture in the Northwest Triangle represent a relatively
small share of the total almonds, row crops, and pasture in the Turlock Planning Area. The
dairy could potentially relocate to a site that is further away from urban uses and would not
require prime agricultural soil for operation. However, the investment in infrastructure at the
dairy is substantial and relocation would be expensive.

The Baby’s Breath operation is unique and is only one of two sites in the Turlock area where
this product is grown. Should the operator decide to relocate the operation after its displacement
from the project site would require that it find another site with comparable climate, soil
conditions, and water availability. Relocation would require investment in new infrastructure,
namely sheds, greenhouse buildings, and irrigation equipment. Up to ten years of lead time may
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be required to create an operation of comparable value and productivity to the existing operation
on Monte Vista Road (pers. comm. J. Hamilton, 12/2/94). This is because the plants are not
grown from seed but from transplanted specimens that cannot be immediately harvested. The
survival rate of the individual plants may be less than five percent, so relocation is a costly and
time-consuming process.

b. Economic Impacts. Agricultural economic impacts from the project include the direct loss
of farm jobs and agricultural income from active operations in the Plan Area and the indirect
loss of income and revenue from spin-off jobs. These losses to the economy would be more
than balanced by the increased economic activity attributable to greater urban activity in the
Northwest Triangle.

The 1952 General Plan used an average production value of $1,800 per acre for the City as
whole. This value is probably close to the average values per acre in the Northwest Triangle.
The absence of high-yield vegetable and fruit tree crops is probably offset by the high-yield
Baby’s Breath operation and dairy. Using the General Plan figure, conversion of 380 acres
within the Plan boundaries would result in the loss of $684,000 annually. This is less than one
tenth of one percent of Stanislaus County’s gross agricultural income.

While the regional impact is relatively small, the loss of farms and orchards in the Plan Area
would displace tenant farmers and eliminate some seasonal jobs in the Turlock area. Permanent
job losses would result from the termination of Baby’s Breath production and the closure of the
dairy if these operations are not re-established on new sites.

The conversion of farms to urban uses would also result in secondary economic impacts. As
mentioned earlier, the General Plan used a multiplier of 4.9 to estimate the secondary
contributions of farmland to the regional economy. This equates to $3.3 million in lost income
assuming full development of Specific Plan area farms.

The direct loss of farm jobs in the Specific Plan area and the indirect loss of jobs in industries
relying on the area’s crops would be balanced by jobs created by new development within the
area. The General Plan conservatively estimated the economic productivity of urban land to be
seven times greater than farmland. Consequently, the net effect of the Specific Plan on
employment and income in Turlock is likely to be positive.

On a sector level, a net positive effect is likely in the agricultural sector as well as the economy
as a whole. Because the Specific Plan designates large areas for "Heavy Commercial"
development, new agri-business enterprises are likely to locate in the area. Employment in the
agricultural sector is likely to increase as new farm-oriented businesses and support services are
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established. However, the new jobs are more likely to be service-oriented than production-
oriented, and there is no guarantee that displaced farmworkers or farm tenants will find work
in new businesses in the Northwest Triangle.

c. Impacts to Surrounding Farmland. The following permanent impacts are possible on the
perimeter of the Specific Plan area. These impacts are potentially significant.

B Reduced agricultural yields and profitability could result from increased air pollution,
pest infestation, trespassing, vandalism, restrictions on ground spraying, and intrusion
by domestic animals.

L Reduced profitability of farming could result from increased farmland costs, liability
insurance, and taxes.

2 Reduced feasibility of farming could occur due to complaints from new businesses
subject to noise, dust, chemical drift, odors, and other impacts,

E Increased growth pressure could occur if development in the Specific Plan area proceeds
at a faster pace than anticipated, or if the precedent of "leapfrogging" is set by non-
contiguous development within the Specific Plan area.

Termination of Williamson Act contracts on parcels west of the Specific Plan area is not
anticipated as a potential impact. The areas are beyond the City’s Sphere of Influence, will
receive no urban services as a result of the Plan’s implementation, and are designated for
agriculture in the City and County General Plans.

3.D.4. MITIGATION

a. Mitigation Measures Proposed as Part of the Project. The project-level impacts of the
Specific Plan are partially mitigated by the Plan’s consistency with City and County General
Plans. All of the land in the Specific Plan Area was previously designated for urban
development in the 1988 Stanislaus County General Plan and the 1992 Turlock General Plan.
No additional areas have been proposed for conversion. The 1992 Turlock General Plan
indicated a loss of 3,200 acres of prime farmland upon Plan buildout. The Specific Plan area
to be converted represents about 12 percent of that total. The land uses proposed in the Specific
Plan are comparable to those in the General Plan and would not have a greater impact on
farmland on the perimeter of the planning area.

010-83.¢c



TurLock NORTHWEST TRIANGLE SPECIFIC PLAN
DRAFT MASTER ENVIRONMENTAL IMPACT REPORT Page 3-67

Chapter 6 of the Specific Plan includes principles to mitigate potential agricultural impacts.
These principles reflect the following objectives:

To retain agriculture as a viable inferim land use within the Planning Area boundaries;
and

To retain agriculture as a viable long-ferm land use outside (west of) the Plan Area
boundaries.

The first objective is addressed in the Specific Plan through the following principles:

Principle 6.6-¢ requires the use of Right to Farm disclosure notices for residential
subdivisions that adjoin still active farms, even though such properties are planned for
urban uses in the long run. The Notices would apprise residents of potential dust, noise,
odor, and other impacts associated with agricultural operations.

Principle 6.6-d requires zoning within the Specific Plan area to allow farming as a use
permitted by right as long as the parcel is non-contiguous with residential development
on two sides.

Principle 6.6-e requires property line fencing for any residential lot in the Specific Plan
area that adjoins a still active farm, even though the farm may be planned for urban uses
in the long run.

The second objective is addressed in the Specific Plan through the following principles:

Principle 6.6-b retains Parcels 23-15-01, 23-15-27, and 23-15-28 in agricultural use and
indicates that these parcels should not be assessed for infrastructure needed to
accommodate development elsewhere in the Specific Plan area.

Principle 6.6-f requires properties on the perimeter of the Planning area to be developed
in a manner which minimizes potential conflicts with adjacent agricultural uses. A 100’
setback containing less sensitive uses (parking, landscaping, storage) is recommended on
parcels which are not separated from agriculture by a public street. This includes parcels
23-11-18, 23-57-14, 23-15-30, and 23-44-57.

Principle 6.6-g strictly enforces domestic animal control and trespassing laws.
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The Land Use Plan itself has been structured to minimize direct abutment of agriculture with
future development. Only four development sites in the Specific Plan area directly abut property
that is designated for Agriculture. These parcels are planned for highway-oriented commercial
land uses and should not interfere with farm practices on adjacent propertiecs. The Plan
recommends the continued application of Williamson Act contracts for properties both within
and adjacent to the Northwest Triangle to minimize growth-inducing impacts on these lands.
The Land Use Plan also uses higher densities as a means of curbing urban sprawl and reducing
further expansion of the urban area.

b. Feasible Mitigation Measures Not Proposed as Part of the Specific Plan or EIR. The only

measure available which would reduce impacts on agriculture to a level of insignificance would
require dramatic changes to the proposed project and would require amendment of the Turlock
General Plan to eliminate this area from consideration for future development. Because such
changes would be wholly inconsistent with the objectives of the Specific Plan, they are not
imposed as mitigation measures by this EIR.

Changes to the proposed project which would reduce agricultural impacts are discussed in
Section 4 of this EIR, in the Description and Analysis of Alternatives. An "Agricultural
Protection Alternative" describes additional principles to ensure the viability of agriculture as
an interim land use. However, these principles postpone significant impacts rather than
eliminating them.

3.D.5. SUMMARY OF IMPACTS

The application of the mitigation measures that are included in the Specific Plan, along with the
overall orientation of land uses and the proposed phasing of development, will reduce the
project-level impacts to a less than significant level. However, the cumulative impacts cannot
be reduced to a less than significant level.
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3.E. NOISE

3.E.1. SETTING

a. Background Information on Noise. Noise is defined as unwanted sound. Airborne sound
is a rapid fluctuation of air pressure above and below atmospheric pressure. Sound levels are
usually measured and expressed in decibels (dB) with 0 dB corresponding roughly to the
threshold of hearing. Decibels and other technical terms are defined in Table 3-12.

Most of the sounds which we hear in the environment do not consist of a single frequency, but
rather a broad band of frequencies, with each frequency differing in sound level. The intensities
of each frequency together generate a sound. The method commonly used to quantify
environmental sounds consists of evaluating all of the frequencies of a sound in accordance with
a weighting that reflects the facts that human hearing is less sensitive at low frequencies and
extreme high frequencies than in the frequency mid-range. This is called "A" weighting, and
the decibel level so measured is called the A-weighted sound level (dBA). In practice, the level
of a sound source is conveniently measured using a sound level meter that includes an electrical
filter corresponding to the A-weighting curve. Typical A-levels measured in the environment
and in industry are shown in Table 3-13 for different types of noise.

Although the A-weighted noise level may adequately indicate the level of environmental noise
at any instant in time, community noise levels vary continuously. Most environmental noise
includes noise from multiple distant sources which combine to create a relatively steady
background noise in which no particular source is identifiable. To describe the time-varying
character of environmental noise, the statistical noise descriptors, Ly, Lo, Lsg, and L, are
commonly used. They are the A-weighted noise levels equaled or exceeded during 1%, 10%,
50%, and 90% of a stated time period. A single number descriptor called the L,, is also widely
used. The L, is the average A-weighted noise level during a stated period of time.

In determining the daily level of environmental noise, it is imporiant to account for the
difference in response of people to daytime and nighttime noises. During the nighttime, exterior
background noises are generally lower than the daytime levels. However, most household noise
also decreases at night and exterior noise becomes very noticeable. Further, most people sleep
at night and are very sensitive to noise intrusion. The descriptor L, (day/night average sound
level), accounts for human sensitivity to nighttime noise levels. L, divides the 24-hour day into
the daytime of 7:00 AM to 10:00 PM and the nighttime of 10:00 PM to 7:00 AM. The
nighttime noise level is weighted 10 dB higher than the daytime noise level. The Community
Noise Equivalent Level (CNEL) is another 24-hour average which includes both an evening and
nighttime weighting.
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DEFINITIONS OF ACOUSTICAL TERMS

A unit describing the amplitude of sound, equal to 20 times the

togarithrwothetase THof tie ettt of the - pressureof the sormnd
measured to the reference pressure, which is 20 micropascals| (20
micronewtons per square meter),

Frequency, Hz

The gumber of complete pressure fluctuations per second aboyve and
below atmospheric pressure.

A-Weighted Sound Level, dBA

The dound pressure level in decibels as measured on a sound level meter

uaiug l‘llC A‘WCIEIIL;.UE ﬁ[lcl U.CLWUJ}&. Thc A-wcigiuiug ﬂiu:x !C‘
emphasizes the very low and very high frequency components of the
sound in & manner sumldr to the frequency response of the human ear
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in this report are A-weighted.

Lais Lias Loy Lo

The A-weighted noise levels that are exceeded 1%, 10%, 50%, and
90% of the time during the measurement period,
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Com mnnif)r Naige Fr}niunfpnt

Level, CNEL

The average A-\x,{eighted nolse leve d]];ing a 2d:hour daa; ohtained

after addition of 5 decibels in the evening from 7:00 pm to 10:00 pm
and after addition of 10 decibels to sound levels in the night between
10:00 pm and 7:00 am.

Pay/Night Noise Level, L,

The average A-weighted noise level during a Z4-hour day, obtained
after addition of 10 decibels to levels measured in the night between
10:00 pm and 7:00 am.

'[‘mux’ Lmin

The maximum and minimum A-weighted noise level during the
measurement period.

Ambient Noise Level

The composite of noise from all sources near and far. The normal or
existing level of environmental noise at a given location.

Intrusive

That noise which intrudes over and above the existing ambient noise at a
given location. The relative intrusiveness of a sound depends upon its

1o dmrl 1 e £ (e £ 3 1
-

= A=t ona
T 4 T T

lnr"ormdnonal content as well as the prevailing ambient noise level,
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in Decibels- Impressmn P
140
130 Civil Defense Siren
(1007
120 Jet Takeoff (200") Pain Threshold
110 Rock Music Concert
160 Pile Driver (507 Very Loud
Ambulance Siren
(100"
90 Boiler Room
Freight Cars (50”) Printing Press Plant
80 Prewnatic Drill In Kitchen With Garbage
(507 Disposal Running
Freeway (1007}
70 Moderately Loud
60 Vacuum Cleaner Data Processing Center
(107
Departinent Store
50 Light Traftic (100") | Private Business Office
Large Transformer
(200%)
40 Quiet
30 Soft Whisper (5" Quiet Bedroom
20 Recording Studio
10 Threshold of Hearing
0
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The effects of noise on people can be listed in three general categories:

o subjective effects of annoyance, nuisance, dissatisfaction
o interference with activities such as speech, sleep, learning
o physiological effects such as startling, hearing loss

The levels associated with environmental noise, in almost every case, produce effects only in
the first two categories. Workers in industrial plants can experience noise in the last category.
Unfortunately, there is as yet no completely satisfactory way to measure the subjective effects
of noise, or of the corresponding reactions of annoyance and dissatisfaction. This is primarily
because of the wide variation in individual thresholds of annoyance, and habituation to noise
over differing individual past experiences with noise.

Thus, an important way of determining a person’s subjective reaction to a new noise is the
comparison of the existing environment to which one has adapted: the so-called "ambient"
environmental noise. In general, the more a new noise exceeds the previously existing ambient
noise level, the less acceptable the new noise will be to its hearers.

With regard to increases in A-weighted noise level, knowledge of the following relationships will
be helpful in understanding this analysis.

e Except in carefully controlled laboratory experiments, a change of 1 dB cannot be
perceived.

o Outside of the laboratory, a 3 dB change is considered a just-perceivable difference.

. A change in level of at least 5 dB is required before any noticeable change in community
response would be expected.

e A 10 dB change is subjectively heard as approximately a doubling in loudness, and would

almost certainly cause an adverse change in community response.

b. Regulatory Backeround

i. State of California

There are no state laws directly applicable in the assessment of noise associated with new
projects. The California Environmental Quality Act (CEQA) includes qualitative guidelines for
determining the significance of adverse environmental noise impacts. According to CEQA, a
project will normally have a significant effect on the environment if it will "(a) conflict with
adopted environmental plans and goals of the community where 1t is located; or ... (p) increase
substantially the noise levels for adjoining areas.” (CEQA Guidelines, Appendix G).
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(ii) City of Turlock

The City of Turlock, in its General Plan Noise Element, establishes policies and guidelines
related to noise and land use planning. The City’s noise and land use compatibility guidelines
are shown in Figure 9. These guidelines are used to assess the compatibility of a particular land
use with the noise environment at the site where it would be located. A particular site,
depending on its noise exposure, could be considered "acceptable”, "conditionally acceptable”,
or "unacceptable” for a particular land use. For example, residential land uses are shown in the
table to be "acceptable” for sites exposed to noise levels below an L, of 60 dB, "conditionally
acceptable" where the L,, is between 60 dB and 70 dB, and "unacceptable” where the L,, is
greater than 70 dB. The Noise Element provides a further explanation of these guidelines and
this information is reproduced in Table 3-14. The Noise Element has also adopted guidelines
for projects affected by or including non-transportation noise sources. These guidelines are
reproduced in Table 3-15. Policies 8.4-1 and 8.4~ in the Noise Element stipulate compliance
with these limits and outline requirements for mitigating noise levels which would exceed these

limits.

c. Existing Noise Environment

The Northwest Triangle Specific Plan Area is shown in Figure 10. The project area was visited
on November 2 and 3, 1994. The major noise sources in the study area are Highway 99 and
the Southern Pacific Railroad. Noise levels were monitored over a continuous 24-hour period
adjacent to these noise sources at Locations A and B, respectively. Short-term spot checks of
the existing daytime noise environment were made by conducting 10-minute measurements along
local streets which would be expected to carry project traffic and at existing sensitive receptors
which border the project area. These measurements were conducted at Locations 1 through 5.
The results of the long-term measurements are shown in Figures 11, 12 and 13. The results of
the short-term measurements are shown in Table 3-16.

Highway 99 is the dominant noise source in the western portion of the study area. Continuously
heavy truck traffic results in a fairly steady noise level during both daytime and nighttime. In
a typical traffic noise environment where traffic drops off at night the L,, is about equal to the
hourly average noise level (L.,) in the noisiest hour. This is not the case near Highway 99
because of the high noise levels at night. The L,, is about 4 decibels higher than the noisiest
hour L,,. By contrast, the measured noise levels adjacent to the railroad fluctuate from hour to
hour depending upon whether or not a train has passed by. Noise levels along this stretch of
railroad are elevated due to the nearly continuous whistle blowing required by the grade
crossings in the study area. Figure 13 shows the maximum noise level resulting from the trains
measured during the 24-hour period and reflects the high noise levels of the train whistles.
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Community Noise Exposure
L, or CNEL, dB

Land Use Category 55 60 65 70 75 B0

Residential, Theaters,
Auditoriums, Music Halls,
Meeting Halls, Churches

Transient Lodging-
Motels, Hotels

Schools, Libraries,
Museums, Hospitals,
Nursing Homes

Playgrounds,
Neighborhood Parks

Office Buildings

ACCEPTABLE Spedified land use is satisfactory. No noise
mitigation measures are required.

CONDITIONALLY  Use should be permitted only after carefu!

ACCEFTABLE study and inclusicn of protective measures as
needed to satisfy the policies of the Noise
Element.

UNACCEPTABLE Development is usnally not feasible in
accordance with the goals of the Noise
Element.

Source: Turlock Noise Element of the General Plan

Turlock Land Use Compatibility Guidelines FIGURE 9

ILLINGWORTH & RODKIN, INC./Acoustical Engineers
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Location A : 250 ft. from the centerline of Hwy. 99
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Location B : 40 ft. from the centerline of the Southern Pacific Railroad;

140 ft. from the centerline of Golden State Blvd.
85

L start time: 2:00PM, November 2, 1994 |
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NUMBER OF TRAIN PASSBYS

Location B
(November 2-3,1994)

91 92

5; 97 éé 99 100 161 1bé 163
MAXIMUM NOISE LEVEL, Lmax(dBA)

104 105 106 107

TLLINGWORTH & RODKIN, INC.
ACOUSTICAL ENGINEERS

Number of trains and the Maximum Noise Levels
they generated during the 24-hour Monitoring.

Figure
13




Outdoor Activity! Interior Spaces
Areas

Land Use L./CNEL, dB L./CNEL, dB L., dB?
Residential 60 45 -
Transient Lodging 60+ 45 -
Hospitals, Nursing & 45 -
Homes
Theaters, - - 35
Auditoriums,
Music Halls
Churches, Meeting e - 40
Halls _
Office Buildings 70° — 4‘5
Schools, Libranes, - — 45
Museums
Playgrounds, 70° - -
Neighborhood Parks

! Where the location of outdoor activity areas Is unknown, the exterior noise level
standard shall be applied to the property line of the receiving use.

2 As determined for a typical worst-case hour during periods of use.

* Where it is not possible to reduce noise in outdoor activity areas to 60 dB
Li/CNEL or less using a practical application of the best-available noise
reduction measures, an exterior noise fevel of up to 65 dB L, /CNEL may be
allowed provided that available exterior noise level reduction measures have
been implemented and interior noise levels are in compliance with this table,

® Where it is not possible to reduce noise in outdoor activity areas to 70 dB
L:/CNEL or less using a practical application of the best-available noise
reduction measures, an exterior noise level of up to 75 dB L, /CNEL may be
allowed provided that available exterior noise leve] reduction measures have
been implemented and interior noise levels are in compliance with this table.

Source: Turlock Noise Element of the General Plan

Maximum Allowable Noise Exposure Transportation
Noise Sources TABLE 3-14

ILLINGWORTH & RODKIN. INC./Acoustical Engineers



Daytime Nighttime
Noise Level Descriptor (7 am. 10 10 p.m.} (10p.m.-7 a.m.)
Hourly L_,dB 55 45
g
Maximum Level, dB 75 65

Each of the noise levels specified above shall be lowered by 5 dB for simple tone
noises, noises consisting primarily of speech ormusic, or for recurring impulsive

noises.

Source: Turlock Noise Element of the General Plan

Noise Level Performance Standards for Projects
Affected by or Including Non-Transportation Sources

TABLE 3-15

ILLINGWORTH & RODKIN, INC./Acoustical Fngineers
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TABLE 3-16
10-MINUTE NOISE MEASUREMENTS NOVEMBER 3, 1994 (See Figure 2)
Location Description Start Time | L,/ L,’ Ly, L, Lo,
1 Tegner Rd. at Tuolumne Rd.; 2:30 pm 57 61 58 56 55
mostly Hwy 99 distant traffic
noise
2 Fulkerth Rd. east of Edgewater;, 2:58 pm 68 74 72 67 58
60 ft. from the centerline, mostly
local traffic noise
3 Tully Rd. north of Noble; 100 ft 3:15 pm 54 62 56 52 51
from the centerline; noise from
traffic on Tully Rd. & Hwy 99
4 Filmore Way at Garfield Ln.; east | 4:02 pm 50 64 43 47 45
of Golden State Blvd. mostly
distant traffic noise from Golden
State Blvd.
5 Tegner Rd. south of Atherstone 4:15 pm 62 64 63 62 60
Rd.; mostly Hwy 99 traffic noise
L., The average A-weighted noise level during the measurement period.
Ly, Lyg, Lsp, Lgy, The A-weighted noise levels that are exceeded during the measurement period 01, 10-,
50, and 90 percent of the time, respectively.
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The major local streets in the area are Fulkerth Road, Golden State Boulevard, and Monte Vista
Avenue. Existing residential neighborhoods adjoin Fulkerth Road and border the eastern edge
of the study area between Monte Vista Avenue and near Fulkerth Road. Short-term noise levels
monitored throughout the study reflect the variation in noise levels in the area, with the highest
noise levels along the major roadways such as Fulkerth Road (Location 2) and lowest noise
levels in the neighborhoods east of the study area (Location 4).

3.E.2. CRITERIA FOR DETERMINING SIGNIFICANCE

a. Methodology

The Noise Impact Assessment identifies and quantifies, to the extent possible, noise impacts
resulting from the proposed project and cumulative development in the study area. The Noise
Impact Assessment relies upon the existing baseline conditions discussed in the Setting Section,
calculations of future traffic noise levels along the roadway network affected by project
generated traffic and traffic generated by development elsewhere in the city, and construction
noise levels taken from literature. Noise impacts are assessed by comparing future noise levels
to existing noise levels and to applicable state and local guidelines.

b. Standards of Significance

The three potential noise impacts resulting from implementation of the Specific Plan would be
the potential incompatibility of noise-sensitive land uses with the existing or future noise
environment, a significant increase in noise at existing residences in the area, and a short-term
increase in noise during construction. The Goals and Policies contained in the City of Turlock’s
Noise Element were previously discussed in the regulatory background section. Proposed land
uses within areas which would have an existing or future noise level exceeding that considered
"acceptable" for the specific land use (eg. 60-L,, for residential areas) would be considered a
significant impact.

If increased traffic on the roadway network results in an increase in the L, of 3 dBA or more
at a residence this would be considered a significant impact. A 3 dBA increase in the L,, results
from approximately a doubling in traffic volume.

Short-term impacts resulting during the construction phase are considered significant under the
following conditions: construction equipment noise levels exceeding 60 dBA during the daytime
or 55 dBA during the nighttime outside of a residence, and also exceeding existing ambient noise
levels.
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3.E.3. IMPACTS

a. Noise and Land Use Compatibility

The Northwest Triangle Specific Plan reflects a sensitivity to noise and land use compatibility.
With the exception of residential development contiguous to a portion of the Southern Pacific
Railroad tracks north of Tuolumne Road, the plan proposes non-noise sensitive land uses
adjacent to the major noise sources, the railroad and Highway 99. Specific Plan principles
requiring subdivision design that sets back residences and private outdoor space 200’ from the
railroad tracks serves to reduce the potential for railroad noise and ground vibration impacts on
new residences.

Future noise exposure in the Specific Plan area was calculated from cumulative traffic
projections developed for the EIR. Figure 14 shows the future L, noise exposure contours for
roadway traffic. Figure 15 shows the railroad noise exposure contours. The data are shown in
tabular form in Table 3-17. A 200 foot setback for buildings as required by the Specific Plan
is typically sufficient to control ground-borne vibration. The proposed setbacks, as well as
additional mitigation measures, are discussed in the Mitigation Section. Residential development
proposed along Countryside Drive, Tuolumne Road, Fulkerth Road and Tully Road would
potentially be exposed to noise levels above 60 L,,. This is a potentially significant noise
impact.

b. Traffic Noise Increases

Traffic noise resulting from the proposed project and cumulative development were analyzed
along roadways with existing residential development adjacent to them. Noise levels along
Fulkerth Road between Highway 99 and Del’s Lane are calculated to increase 2 dBA. A similar
2 dBA increase is predicted along Tully Road. These increases would not be substantial and
would not result in significant noise impacts. Noise levels along Monte Vista Avenue between
Golden State Boulevard and Walnut Road are calculated to increase 4 dBA, A 4 dBA increase
at existing residences would be substantial and would result in a significant noise impact.
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TABLE 3-17

BUILDOUT YEAR NOISE CONTROUR DISTANCES
FOR GROUND TRANSPORTATION SOURCES

Distance from the roadway centerline
to noise contour (feet)

L:lrl
Roadway @ 50 ft. 75-L,, 70-Lg, 65-L,, 60-L,

CHRISTOFFERSEN PKWY.

(Golden State-Mt. View 68 0 30 100 230
COUNTRYSIDE DR.

Monte Vista-Tuolumne 67 0 0 80 180

Tuolumne-Pedras 66 0 0 70 160

Pedras-Fulkerth 65 0 0 50 140
FULKERTH RD.

Tegner-Hwy.99 69 0 40 120 260

Hwy. 99-Del’s Ln 72 20 80 190 400
GOLDEN STATE BLVD.,

Taylor-Monte Vista 73 30 100 220 470

Monte Vista-Tuolumne 71 0 60 160 340

Tuolumne-Fulkerth 73 30 100 210 460
HIGHWAY 99

Taylor-Fulkerth 87 400 850 1600 3150

Fuikerth-W. Main 86 250 550 1150 2200
MONTE VISTA AVE.

Washington-Tegner 65 0 0 60 140

Tegner-Hwy .99 70 0 50 130 290

Hwy. 99-Walnut 73 30 90 200 440
TEGNER RD.

Taylor-Christoffersen 63 0 0 30 100

Monte Vista-Fulkerth 66 0 0 70 160
TULLY RD.

Tuolumne-Fulkerth 61 0 0 0 60
TUOLUMNE RD.

West of Countryside Dr. 61 0 0 0 60

Countryside-Golden State 68 0 30 90 200

Golden State-Del’s Ln. 63 0 0 30 100
Southern Pacific Railroad?® 77 70 170 330 600

Based on the results of the 24-hour noise measurement taken at Location B; assumes
existing activity level since no data on future operations is available.
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C. Construction Neise Impacts

Construction of the proposed developments would involve grading and utility work, foundation
and building erection activities, and grading and paving. These activities would require the use
of hammers, saws, nailguns, graders, scrapers, front-loaders, pavers, trucks and other ancillary
equipment associated with construction. Trucks would be required to deliver and remove
material from the site and to pump concrete. Typical noise levels resulting from construction
equipment are shown in Table 3-18. Pile drivers would not be required for the project. During
the various stages of construction, average noise levels could be as high as 75 dBA when
measured 50 feet from the center of construction activity. Construction activities within 300 feet
of existing residences could at times exceed the 60 dBA daytime limit, resulting in a significant
short-term impact. Construction noise will be subject to the requirements of the City’s Noise
Ordinance, which will result in impacts being limited to a level of insignificance.

3.E.4. MITIGATION

a. Noise and Land Use Compatibility

(1) A combination of open-space buffer zones and/or noise barriers (or soundwalls) along the
roadways should be used to reduce the L, to 60 dBA or less. The specific heights and limits
of noise barriers or open-space buffer zones cannot be determined until preparation of residential
site plans. As a general guideline a 6- to 8-foot high soundwall would be required to provide
5 dBA of noise reduction, and a 10- to 12-foot high soundwall would be reguired to provide the
10 dBA of noise reduction. The noise barrier could be an earth berm, an earth berm with a
solid concrete or wood wall on top of it, or a typical concrete or wood soundwall. To be
effective as a noise barrier the wall must have a minimum surface weight of three to four pounds
per square foot and be constructed air-tight over the face and at the base of the wall.

All single- and multi-family housing located within the 60 dBA L,, contour shall be designed
such that the indoor L, shall not exceed 45 dBA. The designs for the housing shall be reviewed
by a qualified acoustical engineer and the necessary noise control treatments incorporated into
the design. All such units shall be provided with forced-air air-conditioning and heating systems
so that windows may be kept closed at the discretion of the occupants for noise control.
Additional noise control treatments could include sound-rated windows and doors. A report shall
be prepared following the requirements of Title 24, Part IT of the Administrative Code for all
multi-family housing within the 60 dBA contour distances.
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Projected noise levels along Tuolumne Road between Countryside Drive and Tully Road are in
the range of 65-70 dB L, at the likely residential setbacks. If houses front on the roadway, the
front yards, which are less sensitive to noise than backyards, would be exposed to noise levels
above the City’s guidelines. The combination of distance to the backyards and shielding provided
by the houses would reduce the noise levels to less than 60 dB L, in the backyards.

The front facades of the houses would be exposed to noise levels between 65 and 70 dB L,
Necessary noise control treatments shall be included in the design to achieve the 45 dB L,
interior goal. Standard building elements usually provide sufficient noise level reduction.
Unusual designs, including large glazing elements or corner rooms with more glazing area
exposed to the roadway, may require sound-rated windows. All residential units should be
provided with forced-air heating and air conditioning so that windows may be closed at the
discretion of residents to control noise intrusion.

(2) No residential development will be located within 200 feet of the railroad tracks, consistent
with Specific Plan principles. All single- and multi-family housing located within 600 feet of
the railroad tracks shall be reviewed to insure that the designs would result in exterior and interior
noise levels in conformance with City and State guidelines. The designs for the housing shall
be reviewed by a qualified acoustical engineer and the necessary noise control treatments
incorporated into the design. All such units shall be provided with forced-air heating and air-
conditioning and heating systems so that windows may be kept closed for noise control at the
discretion of the occupants. Additional noise control itreatments could include sound-rated
windows and doors. This information shall be included in the acoustical reports required above.

b. Traffic Noise Increases

The 4 dBA traffic noise increase along Monte Vista Avenue between Golden State Blvd. and
Walnut Road could be reduced to a level of insignificance by reducing the speed along Monie
Vista Avenue by 5-10 mph. Average noise levels are decreased about 1.5 decibels for every 5
mph reduction in the speed. However, because of the small number of residences affected and
the importance of maintaining traffic speed to avoid increased congestion, this mitigation measure
is not imposed by the EIR.

3.L.5. SUMMARY OF IMPACTS WITH MITIGATION

The impact of the 4 dBA traffic noise increase on existing residences along Monte Vista Avenue
between Golden State Boulevard and Walnut Road would be a significant adverse impact.
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4 DESCRIPTION AND ANALYSIS OF ALTERNATIVES

4.A APPROACH TO ALTERNATIVES

Consistent with CEQA statute and guidelines, the alternatives to the proposed project that are
described and analyzed in this section of the EIR were designed with two objectives in mind:
(1) achieving the same overall objectives as the proposed project (see Section 1.D.} and (2)
eliminating or reducing adverse environmental impacts identified in Section 3. Each of the four
alternatives discussed below is first described and then analyzed relative to these two objectives.
Unfortunately, none of the alternatives achieves the latter objective without some level of
compromise of the former. Therefore, judgement has to be used in comparing the alternatives
to each other and to the proposed project in order to assess the relative importance of different
trade-offs. At the conclusion of this section, an environmentally preferred alternative is selected
from those described, as required by CEQA. Some readers may disagree with the selection, if
their assessment of the relative importance of different project objectives and different impact
areas is different from that of the EIR authors.

4.8 AGRICULTURAL PROTECTION ALTERNATIVE
4.B.1. Description of Alternative

This alternative would reduce impacts on agricultural production during the Plan buildout period
while generally achieving Specific Plan objectives. The Specific Plan diagram or the buildout
state represented by the Plan would not be altered. However, a new set of principles designed
to protect agricultural activities during the interim period prior to buildout would be added to
the Specific Plan text. Principles added would be as follows:

B Require residential development within the Specific Plan boundaries to proceed from
south to north, to ensure the viability of agricultural operations north of Tuolomne Road
for as long as possible.

L Prohibit development of parcels in the Specific Plan area west of Highway 99 until at
least 80 percent of the land east of Highway 99 has been annexed and developed. (At
this time, the figure is about 30 percent).

a Support annexation proposals only at such time as specific proposals for development
consistent with the Specific Plan are brought forward by project proponents. (Draft
Specific Plan Principle 7.2.g, calling for a unified annexation of all properties designated
for urbanization in the Specific Plan area, would be deleted)
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4.B.2. Effectiveness of Alternative in Reducing Significant Impacts

This alternative addresses only one area of significant impacts -- agricultural productivity. Since
it is an issue of regional importance, it is a focus of one of the alternatives. The principles
above focus on retaining agriculture during the interim period prior to Specific Plan buildout -~
they do not alter the reduction in agricultural activity that will have occurred when buildout is
reached. However, they are likely to contribute to retaining land in agricultural use for a longer
time period than would likely occur without the addition of these controls. Given the long
buildout period anticipated, this may be judged to be a worthwhile reduction in the significance
of project impacts.

Even with the addition of the principles discussed above, agricultural productivity would remain
an area of significant adverse impact, because of the long-term, cumulative effect of the
conversion of over 400 acres of agricultural land to urban uses.

4.B.3. Consistency with Project Objectives

While this alternative is generally consistent with project objectives, restrictive phasing policies
would clash to some extent with the objective of "allowing development to proceed without
unnecessary delay.” On the other hand, some might view the delay imposed by the agricultural
protection principles as necessary o minimize significant adverse project impacts.

4.C RESIDENTIAL / HEAVY COMMERCIAL EMPHASIS ALTERNATIVE
4.C.1. Description of Alternative

The objective of this alternative is to reduce traffic and air quality impacts while achieving
Specific Plan objectives. Implementation of this alternative would require General Plan and
Specific Plan diagram revisions to change designations of land north of Tuolumne and south of
Monte Vista from commercial to residential, and from community commercial to heavy
commercial use. Sufficient land would be retained in the Community Commercial area for a
large concentration of retail uses. The following General Plan and Specific Plan land use
diagram changes would be required to implement this alternative:

= the portion of assessor’s parcel 23-06-50 east of Countryside would be re-designated
residential (24 acres) from heavy commercial
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L the portion of the same parcel west of Countryside would be re-designated heavy
commercial (20 acres), as would 23-06-51 (1.7 acres), 23-06-03 (11.97 acres) and
23-06-04 (19 acres; portion west of Countryside).

The result of these changes would be an increase of 24 acres of low density residential
development (105 units, approximately 290 persons), a decrease of 52.7 acres of community
commercial (approximately 527,700 s.f.), and a net increase of 28.7 acres of heavy commercial
(approximately 409,500 s.f.).

4.C.2. Effectiveness of Alternative in Reducing Significant Impacts

This alternative is designed to reduce impacts relating to vehicle trip generation: specifically,
traffic, and air quality (while no significant impacts associated with traffic are identified in
Section 3 of the EIR, a reduction in traffic would certainly be welcome). Automobile trip
generation would be reduced due to two separate effects. First, the net change would be a
reduction in total trip generation based on the use mix in the Specific Plan area. Second, the
increase in housing in the Northwest Triangle would increase the potential for intra-project trips,
i.e., trips with both an origin and destination in the Specific Plan area. A third impact area,
noise, would be reduced somewhat because of the reduced level of auto trips but on balance the
noise effects of the alternative would not compare favorably with the proposed project because
a larger number of residences would be located adjoining the railroad tracks and adjoining Monte
Vista Avenue, a major arterial.

Regarding air quality impacts, the analysis in Section 3 examined three types of impacts:
construction impacts, local long-term air quality impacts, and regional permanent air quality
impacts. The analysis concludes that construction impacts can be mitigated to a level of
insignificance and that local long-term air quality impacts (carbon monoxide concentrations) are
less-than-significant with no mitigation required. However, regional permanent air quality
impacts are judged to be a significant and unavoidable cumulative impact. As can be seen from
the information in Table 3-9, avoiding this impact would require a reduction in project emissions
of approximately 90% of both ROG and NOx emissions. A reduction of this magnitude could
not be obtained without much more significant changes to the project, resulting in a dramatic
decrease in development potential and preventing attainment of project objectives. Therefore,
though this alternative would reduce trip generation, and especially regional trip generation, it
would not eliminate the significant impacts to air quality identified in Section 3.
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4.C.3. Consistency with Project Objectives

This alternative would be in conflict with the objective of General Plan implementation with
limited amendments. Both General Plan and Specific Plan land use diagrams would require
significant changes in order to implement the alternative as described. No General Plan text
changes other than those required as part of the proposed Specific Plan would be required.
Tables in the Specific Plan would require revision to reflect changes in development capacity,
in demand for public services, etc.

4.D COMBINATION ALTERNATIVE: AGRICULTURAL PROTECTION AND LAND
USE CHANGES

4.D.1. Description of Alternative

This alternative would combine the alternatives described above in order to reduce three areas
of project impacts: agricultural productivity, air quality, and traffic. The mitigation measures
included in the Agricultural Protection Alternative would affect the way development occurs,
while the measures in the Residential / Heavy Commercial Emphasis alternative would affect
the area’s ultimate development pattern.

The Combination Alternative includes all of the Principles included in the Agricultural Protection
Alternative and all of the map changes included in the Residential / Heavy Commercial
Emphasis Alternative.

4.D.2, Effectiveness of Alternative in Reducing Significant Impacts

The Combination Alternative reduces impacts in two of the three areas analyzed in detail in the
EIR: agriculture and air guality, but not to levels of insignificance. Noise impacts could be
greater than under the proposed project, as discussed above in Section 4.C. Reduction of
agricultural impacts are limited to mitigation of near and medium-term impacts, because the total
area that would ultimately be urbanized under the alternative would be the same as with the
proposed project or either of the above alternatives.

4.D.3. Consistency with Project Objectives

Of the three alternatives, the Combination Alternative is least consistent with project objectives.
When the two alternatives described above are combined, the project as a whole diverges further
from the proposed project. As discussed above, the consistency issues are: (1) the extent to
which restrictive phasing policies intended to protect agriculture might clash with the objective
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of "allowing development to proceed without unnecessary delay," and (2) the need for map
changes which would be in conflict with the objective of General Plan implementation with
limited amendments.

4.E NO PROJECT ALTERNATIVE

No Project is sometimes equated with no development or no change from physical conditions
existing at the time of EIR preparation. This is the base case against which the project is
compared elsewhere in the EIR. No project” is defined here as development in the Northwest
Triangle consistent with the General Plan, but without adoption of the Specific Plan.

Were development in the Northwest Triangle to proceed without adoption of the Specific Plan,
several key aspects of the Plan which supplement the General Plan would not be put into place.
There would be no assurance of adequate public facilities being constructed in a systematic and
timely fashion, and no system for equitable cost-sharing. No urban design guidelines would be
established for the area, and there would be no refinement of land use classifications beyond that
in the City’s Zoning Ordinance at the time of development approvals. However, because
policies in the General Plan relating to natural resources and environmental protection would
continue to apply, it is unlikely that environmental impacts would be worse under the no project
alternative than with the proposed project. Impacts in the areas of agricultural productivity and
regional air quality would not be mitigated beyond the levels anticipated with Specific Plan
adoption.

4.F COMPARISON OF ALTERNATIVES AND SELECTION OF ENVIRONMENTALLY
PREFERRED ALTERNATIVE

Table 4-1 on the following pages compares the alternatives by summarizing their characteristics
and comparing their impacts to the impacts of the proposed project as described in Section 3 of
the EIR.

Based on the comparison presented in the Table, the Combination Alternative, which includes
the elements of both the Agricultural Protection Alternative and the Residential / Heavy
Commercial Emphasis Alternative, is selected as the environmentally preferred alternative.
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TABLE 4-1
COMPARISON OF ALTERNATIVES WITH PROPOSED PROJECT
Project / Changes from Impacts on Impacts on Air | Impacts on Agricultural | Impacts on
Alternative Proposed Project Noise Quality Productivity Traffic
Proposed n.a. not significant significant significant interim and no significant
Project regional impacts | long term impacts impacts
Agricultural Adds principles to no change no change reduces interim impacts; no change
Protection retain agricultural no change in long term
Alternative activity during impacts

Residential /

Revises land use

commercial and
residential acreage

decreases auto-

railroad noise
(not significant
after mitigation)

some reduction

regional impacts
remain

no change from proposed

some reductions

Heavy pattern to reduce related noise, in emissions due | project in trip generation
Commercial community increases to reduction in

Emphasis commercial, exposure of auto trips;

Alternative increase heavy residences to significant
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TABLE 4-1
COMPARISON OF ALTERNATIVES WITH PROPOSED PROJECT
Project / Changes from Impacts on Impacts on Air | Impacts on Agricultural | Impacts on
Alternative Proposed Project Noise Quality Productivity Traffic
Combination Adds principles decreases auto- | some reduction | reduces interim impacts; | some reductions
Alternative from Agricultural related noise, in emissions due | no change in long term in trip generation

Protection increases to reduction in | impacts

Alternative and map | exposure of auto trips;

changes from residences to significant

Residential/Heavy railroad noise regional impacts

Comimercial (not significant | remain

Emphasis after mitigation)

Alternative
No Project Specific Plan would | No change no change no change no change
Alternative not be adopted; (assuming noise

development would | mitigation

proceed consistent measures

with General Plan imposed through

EIR process)

notes: all impacts described here are after mitigation outlined in Section 3.
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5. IMPACT OVERVIEW

This section of the EIR includes CEQA-required discussions of two types of general project
impacts.

5.A. SIGNIFICANT IRREVERSIBLE ENVIRONMENTAL CHANGES

The significant irreversible environmental changes associated with the project are related to the
conversion of land from agriculture and other open space uses to urban uses. Implications of
this conversion are loss of agricultural productivity, a significant project-level and cumulative
impact as discussed above and in Section 3, and change in the physical environment bringing
changes relating to hydrology, aesthetics and habitat (these changes are not individually
significant). Additionally, the use of energy resources during project construction represents an
irreversible change.

5.B. GROWTH INDUCING IMPACTS OF THE PROPOSED ACTION

The project will foster economic and population growth, as described in the Specific Plan itself
and in the EIR project description. These are direct impacts of the project, which has among
its objectives facilitation of development consistent with the Turlock General Plan. Addition of
housing consistent with the General Plan and the Specific Plan is essential to meeting the City’s
regional housing needs as discussed in the City's Housing Element. Addition of commercial
activity responds to market demand as well as expressed desire by City residents for a wider
range of business and shopping opportunities in Turlock.

The General Plan includes numerous policies designed to discourage residential growth west of
Highway 99, and these policies are respected by the Specific Plan. The Stanislaus County
Agricultural Element and other portions of the County General Plan support urban expansion in
designated locations within approved Spheres of Influence adjoining existing urban areas (See
discussion in Section 2 for additional detail), and these criteria are met by Specific Plan policies.
These policies are important mechanisms to limit indirect growth-inducing impacts that might
create pressure for development outside of the area designated for urbanization by the Turlock
General Plan.

Impacts to public facilities and services that would be created by population and economic
growth consistent with the project are considered in Chapters 4 and 5 of the Specific Plan.
These portions of the Specific Plan, along with the Plan’s Implementation Chapter, identify the
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programs required to insure that public facilities and services will not be unacceptably degraded
by the project’s impacts.

The Specific Plan does not prescribe the timing of development consistent with its principles.
Therefore, the Plan should not be considered to justify “current consumption" of resources
(CEQA Guidelines Section 15126 (f)), but rather to establish the basis for future consumption
of resources, the timing of which will depend on market forces and regulatory decisions.
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programs required to insure that public facilities and services will not be unacceptably degraded
by the project’s impacts.

The Specific Plan does not prescribe the timing of development consistent with its principles.
Therefore, the Plan should not be considered to justify “current consumption" of resources
(CEQA Guidelines Section 15126 (f)), but rather to establish the basis for future consumption
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6. MITIGATION MONITORING AND REPORTING

CEQA requires that when an agency adopts findings committing to implementation of mitigation
measure after preparing an EIR, the agency "shall adopt a reporting or monitoring program for
the changes to the project which it has adopted or made a condition of approval in order to
mitigate or avoid significant effects on the environment” (Public Resources Code section
21081.6). The City, as part of its CEQA implementation procedures, has established its
approach to satisfying this requirement. A standard Mitigation Monitoring Checklist is used
both for mitigation measures imposed through the EIR process and conditions of approval
imposed during the process of development review and approvals. In fact, mitigation measures
from the EIR must be adopted by the City as conditions of project approval for all relevant
projects.

This section of the EIR reproduces from Section 3 text identifying required mitigation measures.
The EIR imposes mitigation measures in relation to two types of impacts: air quality and noise.
At the time of approval of any private or public development project to which these mitigation
measures could reasonably be applied, they will be imposed as conditions of project approval.
Each item will then be included on the City’s Mitigation Monitoring Checklist, which for each
item identifies the party responsible for implementation, the required time of implementation,
the required completion time, the City department responsible for verification of implementation
or ongoing monitoring, the type of monitoring required (e.g., one-time, continuous or periodic)
and the date monitoring is complete.

6.A AIR QUALITY MITIGATION
The following measures will be implemented to further reduce project impacts;

e Require that all employment-generating uses within the Plan area participate with
the San Joaquin Valley Air Pollution Control District, Stanislaus Area Association
of Governments, and/or the San Joaquin Council of Governments’® "Commute
Connection", or successor(s), to establish appropriate site and project-specific trip
reduction strategies. This can include, but is not limited to, ridesharing, van
pooling, public transit incentives, telecommuting, and use of other alternative trip
reduction strategies.
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e Require that any gas stations locating within the Plan make provisions for a future
Compressed Natural Gas fueling station.

@ Require garages to be designed to allow installation of outlets to provide for
charging of electric cars.

Monitoring of implementation of mitigation measures is the responsibility of the City of Turlock.

6.B NOISE MITIGATION: Noise and Land Use Compatibility

(1) A combination of open-space buffer zones and/or noise barriers (or soundwalls) along the
roadways should be used to reduce the L, to 60 dBA or less. The specific heights and limits
of noise barriers or open-space buffer zones cannot be determined until preparation of residential
site plans. As a general guideline a 6- to 8-foot high soundwall would be required to provide
5 dBA of noise reduction, and a 10- to 12-foot high soundwall would be required to provide the
10 dBA of noise reduction. The noise barrier could be an earth berm, an earth berm with a
solid concrete or wood wall on top of it, or a typical concrete or wood soundwall. To be
effective as a noise barrier the wall must have a minimum surface weight of three to four pounds
per square foot and be constructed air-tight over the face and at the base of the wall.

All single- and multi-family housing located within the 60 dBA L, contour shall be designed
such that the indoor L, shall not exceed 45 dBA. The designs for the housing shall be reviewed
by a qualified acoustical engineer and the necessary noise control treatments incorporated into
the design. All such units shall be provided with forced-air air-conditioning and heating systems
so that windows may be kept closed at the discretion of the occupants for noise control.
Additional noise control treatments could include sound-rated windows and doors, A report shall
be prepared following the requirements of Title 24, Part IT of the Administrative Code for all
multi-family housing within the 60 dBA contour distances,.

Projected noise levels along Tuolumne Road between Countryside Drive and Tully Road are in
the range of 65-70 dB L, at the likely residential setbacks. If houses front on the roadway, the
front yards, which are less sensitive to noise than backyards, would be exposed to noise levels
above the City’s guidelines. The combination of distance to the backyards and shielding
provided by the houses would reduce the noise levels to less than 60 dB L, in the backyards.

10-56.¢
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The front facades of the houses would be exposed to noise levels between 65 and 70 dB L,
Necessary noise control treatments shall be included in the design to achieve the 45 dB L,,
interor goal. Standard building elements usually provide sufficient noise level reduction.
Unusual designs, including large glazing elements or corner rooms with more glazing area
exposed to the roadway, may require sound-rated windows. All residential units should be
provided with forced-air heating and air conditioning so that windows may be closed at the
discretion of residents to control noise intrusion.

(2) No residential development will be located within 200 feet of the railroad tracks, consistent
with Specific Plan principles. All single- and multi-family housing located within 600 feet of
the railroad tracks shall be reviewed to insure that the designs would result in exterior and
interior noise levels in conformance with City and State guidelines. The designs for the housing
shall be reviewed by a qualified acoustical engineer and the necessary noise control treatments
incorporated into the design. All such units shall be provided with forced-air heating and air-
conditioning and heating systems so that windows may be kept closed for noise control at the
discretion of the occupants. Additional noise control treatments could include sound-rated
windows and doors.

Monitoring of implementation of mitigation measures is the responsibility of the City of Turlock.
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APPENDIX A
DEFINITIONS OF USE CLASSIFICATIONS

Public and Semipublic Use Classifications

Clubs and Lodges. Meeting, recreational, or social facilities of a private or nonprofit
organization primarily for use by members or guests. This classification includes social clubs
and youth centers.

Cultural Institutions. Nonprofit institutions displaying or preserving objects of interest in one
or more of the arts or sciences. This classification includes libraries, museums, and art
galleries.

Day Care, General. Establishments providing non-medical care for seven or more persons on
a less than 24-hour basis. This classification includes nursery schools and day-care centers for
children or adults.

Emergency Health Care. Facilities providing emergency medical service with no provision for
continuing care on an inpatient basis.

Government Offices. Administrative, clerical, or public contact offices of a government
agency, including postal facilities, together with incidental storage and maintenance of vehicles.

Maintenance and Service Facilities. Facilities providing maintenance and repair services for
vehicles and equipment, and materials storage areas. This classification includes corporation
yards, equipment service centers, and similar facilities.

Park and Recreation Facilities. Parks, playgrounds, tecreation facilities, and open spaces.

Public Safety Facilities. Facilities for public safety and emergency services (police and fire
protection).

Utilities, Minor. Facilities necessary to support established uses involving only minor structures
such as electrical distribution lines, underground water and sewer lines, and recycling collection
facilities.

10-appn.c
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Commercial Use Classifications

Agricultnral Services. Establishments primarily engaged in activities such as supplying soil
preparation services, crop services, landscaping, horticultural services, veterinary and other
animal services, and farm labor and management services.

Ambulance Services. Provision of emergency medical care or transportation, including
incidental storage and maintenance of vehicles.

Animal Sales and Services. Businesses selling, grooming and boarding animals, and providing
veterinary services.

Automobile Rentals. Rental of automobiles, including storage and incidental maintenance, but
excluding maintenance requiring pneumatic lifts.

Automobile/Vehicle Repair. Repair of automobiles, trucks, motorcycles, motor homes, and
recreational vehicles, including the sale, installation, and servicing of related equipment and
parts. This classification includes aunto repair shops, body and fender shops, transmission shops,
wheel and brake shops, auto glass services, and tire sales and installation, but excludes vehicle
dismantling or salvaging and tire retreading or recapping.

Automobile/Vehicle Sales and Rentals. Sale or tental of automobiles, motorcycles, trucks,
and/or tractors, including storage and incidental maintenance.

Automobile Service Stations. Establishments engaged in the retail sale of gas, diesel fuel,
lubricants, parts, and accessories. This classification includes incidental maintenance and minor
repair of motor vehicles, but excludes body and fender work or major repair of automobiles,
motorcycles, light and heavy trucks or other vehicles.

Automobile Washing. Washing, waxing, or cleaning of automobiles or similar light vehicles.

Banks and Savings and Loans. Financial institutions providing retail banking services.

Building Materials and Services. Retailing, wholesaling, or rental of building supplies or
equipment. This classification includes lumber yards, tool and equipment sales or rental
establishments, and building contractors’ yards, but excludes establishments devoted
principally to taxable retail sales to individuals for their own use. (This exclusion applies to
large-scale "warehouse" stores, which are permitted in the Community Commercial district).
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Business Services. Rendering services to business establishments on a fee or contract basis,
including printing and copying, blueprint services, advertising and mailing, equipment rental and
leasing, commercial research, development and testing, photo finishing, and model building.

Commercial Recreation. Provision of participant or spectator recreation, This classification
includes sports stadiums and arenas, amusement parks, bowling alleys, billiard parlors, golf
driving ranges, poolrooms, dance halls, ice/roller skating rinks, golf courses, miniature golf
courses, scale-model courses, shooting galleries, tennis/racquetball courts, health/fitness clubs,
pinball arcades or electronic games centers, card rooms, and fortune telling.

Commercial Entertainment. Provision of spectator entertainment. This classification includes
live and motion picture theaters. Facilities for commercial entertaimment are encouraged (o
locate in Downtown Turlock.

Communications Facilities. Broadcasting, recording, and other communication services
accomplished through electronic or telephonic mechanisms. This classification includes radio,
television, or recording studios; telephone switching centers; and cellular telephone facilities.

Eating and Drinking Establishments. Businesses serving prepared food or beverages for
consumption on or off the premises. This classification includes restaurants, bars and fast-food
facilities.

Food and Beverage Sales. Retail sales of food and beverages for off-site preparation and
consumption. Typical uses include groceries, liquor stores, and retail bakeries.

Food Preparation. Businesses preparing and/or packaging food for off-site consumption,
excluding those of an industrial character in terms of processes employed, waste produced, water
used, and traffic generation. Uses include catering kitchens, bakeries with no or limited on-site
retail sales, and small-scale specialty food production such as manufacture of candy, jams and
jellies.

Hotels and Motels. Establishments offering lodging on a less-than-weekly basis. Motels may
have kitchens in no more than 25 percent of guest units, and "suite” hotels may have kitchens
in all units. This classification includes eating, drinking, and banquet services associated with
the facility.

Laboratories. Establishments providing medical or dental laboratory services; or establishments
providing photographic, analytical, or testing services.
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Maintenance and Repair Services. Establishments providing appliance repair, office machine
repair, janitorial services, indoor pest control, or building maintenance services. This
classification excludes maintenance and repair of vehicles or boats.

Nurseries. Establishments in which all merchandise other than plants is kept within an enclosed
building or a fully screened enclosure, and fertilizer of any type is stored and sold in package
form only. This classification includes wholesale and retail nurseries and growing grounds
offering plants for sale.

Offices, Business and Professional. Offices of firms or organizations providing professional,
executive, management, or administrative services, such as architectural, engineering, graphic
design, interior design, real estate, insurance, investment, legal, veterinary, and medical/dental
offices. This classification includes medical/dental laboratories incidental to an office use, but
excludes banks and savings and loan associations.

Personal Improvement Services. Provision of instructional services or facilities, including
photography, fine arts, crafts, dance or music studios, driving schools, business and trade
schools, and diet centers, reducing salons, and fitness studios.

Personal Services. Provision of recurrently needed services of a personal nature. This
classification includes barber and beauty shops, seamstresses, tailors, shoe repair shops, dry-
cleaning businesses {excluding large-scale bulk cleaning plants), photo-copying, and self-service
laundries.

Retail Sales. The retail sale of merchandise not specifically listed under another use
classification. This classification includes department stores, drug stores, clothing stores,
furniture stores, pawn shops, pet shops, secondhand stores, and businesses retailing the
following goods: toys, hobby materials, handcrafted items, jewelry, cameras, photographic
supplies and services including portraiture and retail photo processing, medical supplies and
equipment, electronic equipment, records, sporting goods, kitchen utensils, hardware,
appliances, antiques, art supplies and services, paint and wallpaper, carpeting and floor
covering, office supplies, bicycles, and new automotive parts and accessories {excluding service
and installation).

Travel Services. Establishments providing travel information and reservations to individuals
and businesses. This classification excludes car rental agencies.
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Truck/Commercial Vehicle Service Stations. Establishments engaged in retail sale of gas,
diesel fuel, lubricants, parts, and accessories for heavy trucks, buses, and similar commercial
vehicles. This classification includes washing, waxing, or cleaning of trucks or similar vehicles,
incidental maintenance and minor repair of vehicles, but excludes body and fender work or
major repair of heavy trucks or other vehicles.

Vehicle and Equipment Sales, Service and Rental. Sales, servicing and rental of motor homes

and recreational vehicles, vans, trailers, tractors, and other equipment used for agricultural or
landscape gardening activities, Sales of new or used automobiles or trucks are excluded from
this classification.

Vehicle Storage. Storage of operative or inoperative vehicles. This classification includes
storage of parking tow-aways, impound yards, and storage lots for automobiles, trucks, buses
and recreational vehicles, but does not include vehicle dismantling.

Industrial Use Classifications

Industry, Limited. Establishments engaged in any of the following types of activities taking
place within enclosed buildings: manufacturing finished parts or products primarily from
previously prepared materials; providing industrial services; or conducting industrial or scientific
research, including product testing. This classification excludes basic industrial processing.

Wholesaling, Distribution and Storage. Storage and distribution facilities without sales to the
public on-site or direct public access except for public storage in small individual space
exclusively and directly accessible to a specific tenant. This classification includes mini-
warehouses.
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APPENDIX B
AIR QUALITY METHODOLOGY AND ASSUMPTIONS

The CALINE-4 model is a fourth-generation line source air quality model that is based on the
Gaussian diffusion equation and employs a mixing zone concept to characterize pollutant
dispersion over the roadway. Given source sirength,meteorology, site geometry and site
characteristics, the model predicts pollutant concentrations for receptors located within 150
meters of the roadway. The CALINE-4 model allows roadways to be broken into multiple links
that can vary in traffic volume, emission rates, height, width, etc..

The intersection mode of the model was employed, which distributes emissions along each leg
of the intersection for free-flow traffic, idling traffic and accelerating and decelerating traffic.
The intersection model extended 500 meters in all directions. Receptors (locations where the
model calculates concentrations) were located at distance of 20 feet from the roadway edge for
all four corners of the intersection and at locations 50 feet in either direction, for a total of 12
receptors. Figure 1 is a schematic diagram showing the location of receptors.

The worst case mode of the CALINE-4 model was employed. In this mode the wind direction
is varied to determine which wind direction results in the highest concentration for each
receptor. Emission factors were derived from the California Air Resources Board EMFAC-7F
computer model. Temperature was assumed to be 40 degrees F.

The computation of carbon monoxide levels assumed the following worst-case meteorological
conditions:

Windspeed: 1.0 mps

Stability: G Category

Mixing Height: 1000 meters

Surface Roughness: 100 cm

Standard Deviation of Wind Direction: 10 degrees

The CALINE-4 model calculates the local contribution of nearby roads to the total concentration.
The other contribution is the background level attributed to more distant traffic. Background
levels were estimated as 5.0 PPM for the 1-hour averaging time and 3.5 PPM for the 8-hour
averaging time.

The CALINE-4 model predicts 1-hour concentrations only. To estimate 8-hour concentrations
a "persistence” factor of 0.7 was used.

AUTOMOBILE EMISSIONS CALCULATION

Estimates of regional emissions generated by project traffic were made using daily trip
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generation data and trip length information for the project area. The daily trip generation by
the project was multiplied by an average trip length of 7.0 miles to estimate daily Vehicle Miles
Travelled as input to the emissions calculation procedure. This average trip length was
calculated from BURDEN 7F output for Stanislaus County in the year 1994.!

Daily VMT and vehicle trips were processed using a spreadsheet program and EMFAC7F?
emission factors to estimate emissions from the following sources:

Running exhaust emissions
Cold start emissions

Hot start emissions

Hot soak emissions
Diurnal emissions

The EMFACTF emission rates were based on summertime conditions (temperature 75 degrees
F) and an average vehicle speed of 25 MPH. The cold start percentage of 40.1% was taken
from BURDEN 7F output for Stanislaus County in the year 1994.

The EMFACTF program provides emission rates for Total Organic Gases (TOG). The TOG
emission was multiplied by 0.91 to estimate Reactive Organic Gases (ROG).

AGRICULTURAL EMISSIONS

An average agricultural emission factor for Stanislaus County was calculated using county-wide
inventories of emissions. The Ozone Attainment Demonsiration Plan® for the region contains
county-wide emissions of ROG and NOx for agricultural sources such as pesticide use, farm
equipment and vehicles, and internal combustion irrigation engines. PM-10 emissions from
agricultural operations in Stanislaus County were obtained from the PM-10 Nonattainment plan
for the region.* Total county-wide emissions were divided by the number of acres of current
agricultural land in Stanislaus County.

1 Californin Air Resources Board. Methodology for Estimating Emissions From On-Road Motor Velicles. Volume III: BURDEN
7E. June 1993,

2 California Air Resources Board, Methodelogy for Estimating Emissions From On-Road Vehicles Vol 1: EMFACTF. June 1993,

3 San Joaquin Valley Unified Air Pollution Control District, The Ozone Attainment Demonsteation Plan, 1994.

4 San Jonquin Valley Unified Air Pollution Control District, Sgn Jooquin Valley Unified Air Pollution Control District PM-10
Nonatininment Aren Plon, September 1991,




Figure 1: Location of CALINE-4 Receptors
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Bibliography for Air Quality Sections
References

Bay Area Air Quality Management District, 1985, Air Quality and Urban Development-

Guidelines.

California Air Resources Board, 1974, Climate of the San Joaquin Valley Air Basin,

California Air Resources Board, 1992-1994, California Air Quality Data, Annual Summary,
Vols. XXIII-XXV.

San Joaquin Valley Unified Air Pollution Control District, 1991: San Joaquin Valley Unified Air
Pollution Control District PM-10 Nonattainment Area Plan,

San Joaquin Valley Unified Air Pollution Control District, 1992a: Federal 1992 Air Quality
Attainment Plan for Carbon Monoxide.

San Joaquin Valley Unified Air Pollution Control District, 1992b; 1991 Air Quality Attainment
Plan.

San Joaquin Valley Unified Air Pollution Control District, 1994: The Ozone Attainment
Demonstration Plan.

South Coast Air Quality Management District, CEQA Air Quality Handbook, 1993.

a. Blayney, Dyett, Greenberg, Master Environmental Assessment and Draft Environmental
Impact Report, September 1992

b. Transportation Research Board, Highway Capacity Manual, Special Report 209, 1985

c. Transportation Research Board, Interim Materials on Highway Capacity, Circular 212,
1981

d. Stanislaus Area Association of Governments, (SAAG), Miscellaneous Year 2005 and
2010

Traffic Volume and LOS forecasts, 1994

e. Stanislaus Area Association of Governments, (SAAG) 1992-1993 Congestion
Management Program, 1993
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{ NOTICE OF PREPARATIOL
OF AN
ENVIRONMENTAL IMPACT REPORT
FOR THE
NORTHWEST TRIANGLE SPECIFIC PLAN

I. INTRODUCTICN

The City of Turlock will be the Lead Agency in accordance with the
California Environmental Quality Act (CEQA), and will prepare an
Environmental Impact Report (EIR) for the proposed Northwest
Triangle Specific Plan.

Public and agency comments are requested on the proposed project,
which will provide for the orderly development of approximately
1080 acres of agricultural, vacant and existing urban commercial
uses with a variety of commercial, residential and public uses.
The study area is located in the northwest quadrant of the City of
Turlock, along SR 99 between Fulkerth Road and Taylor Road, and
contiguous to the City as shown of Map A.

This Notice of Preparation has been prepared in accordance with
State CEQA Guidelines. The Project Description, location and
probable environmental effects are discussed below and in the
Initial Study prepared for this project.

In accordance with Section 15082(b) of the State of California
Guidelines, response to this Notice of Preparation from Responsible
Agencies shall identify, at a minimum, the following information:
1. The significant environmental issues and reasonable
alternatives and mitigation measures which the Responsible
Agency will need to have explored in the draft EIR; and

2. Whether the agency will be a Responsible or Trustee Agency for
the project.

3. The name of a contact person in your agency.

II. PROJECT DESCRIPTION

A, Specific Plan

The project involves the preparation of a Specific Plan
that will provide for the orderly development of
approximately 1080 acres of agricultural, vacant and
existing urban commercial land with a variety of
commercial, residential and public uses. The Northwest
Triangle Specific Plan will be consistent with the 1992
Turlock Area General Plan Land Use Designations.
Approximately 236 acres are currently within the existing
city limits, with prezoning and annexation required for
approximately 844 acres. An Environmental Impact Report
(EIR) will be required to identify, evaluate and address

Narthwest Triangle Specific Plan 1
City of Turlock
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potential { | actual impacts assoc’ :ed with the
development of the Specific Plan area.

B. Project Location

The project is generally located in an area bound by SR
99, Golden State Blvd. and Fulkerth Road in the northwest
quadrant of the City of Turlock in Stanislaus County,
refer to Map A.

C. Project Setting

The area to be prezoned and annexed (approximately 844
acres) 1is presently zoned Stanislaus County Urban
Transition and A-2-10, Exclusive Agriculture (10 Acre
minimum) . Approximately 236 acres are currently within
the City limits and include the Wal-Mart Power Center
site, existing low density residential, existing high
density apartments, existing industrial, and established
commercial retail along N. Golden State Blvd. Al1l Land
Use Designations are consistent with the 1992 Turlock
General Plan and the Master Environmental
Assessment/Master Environmental Impact Report prepared
for the General Plan.

D. Discretionary Actions Regquested

1. Prezone and annexation of approximately
844 acres to the City of Turlock and to
simultaneously detach said territory from the
Keyes Rural Fire Protection District.
Approximately 262 acres of the Specific Plan
study area currently within the City limits.

The following specific discretionary
applications have been submitted with the
development of the Northwest Triangle Specific
Plan.

2. Amendment to the City of Turlock Sphere
of Influence from Secondary Area of Influence
to Primary Area of Influence.

3. Prezoning of approximately 844 acres as
follows: 301 acres to Community Commercial,
246 acres to Heavy Commercial, 124 acres to
Low Density Residential, 23 acres to High
Density Residential, 24 acres to Parks, 70
acres to Agriculture, and 56 acres to
Detention Basin.

E. Environmental Impact Report (EIR) for a Specific Plan

The Northwest Triangle Specific Plan EIR will be structured to
serve as environmental review for subsequent development
projects within the specific plan area as permitted under
Section 15182 of the CEQA Guidelines.Comments from agencies

Northwest Triangle Specific Plan 2
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and departﬁ ts are encouraged to prc¢ 3e guidance in the
preparation of this environmental impact report.

IIT. PROBABLE ENVIRONMENTAL EFFECTS

The EIR to be prepared for the project will address the full range
of potential environmental impacts that could result from the
development of the Specific Plan area. A copy of the Initial Study
is attached.

IV. RESPONSES

Please send your responses to Steven Hallam, AICP, Community
Development Services Manager or James Hamilton, Senior Planner, at
the address shown below.

March 8, 1994 %U-—U

Steven Hallam, Manager
Community Development Services
City of Turlock, P.O. Box 1526
Turlock, CA. 95381-1526

(209) B69-7311

Northwest Triangle Specific Ptan 3
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CITY OF TURLOCK

INTTTAL ENVIRONMENTAL STUDY AND FINDINGS

I. BACKGROUND

1o

Name of Proponent:  City of Turlock

Address and Phone Number of Proponent:
900 N. Palm Ave,

Turlock, CA 95380

{209) 669-7311

Name and descripdon of Proposal, if applicable: Northwest Triangle Specific Plan

The City of Turlock is preparing a Specific Plan for the orderly development of
approximately 1080 acres. Land uses within the project area include commercial,
residendal and public uses. Approximately 236 acres are currently within the city limits
and approximately 844 acres will be prezoned to the exising General Plan Land Use

Designations preliminary to annexadon into the City of Turlock.

The project area is generally located in the Northwest Quadrant of the City of Turlock,
bound by Fulkerth Road on the south, SR 99 on the west, Golden State Blvd. on the east,

and Taylor Road on the north (see map attached).

II. ENVIRONMENTAL IMPACTS

1. Earth.

(Explanations of each answer are provided)
Maybe
Will the proposal result in:

Unstable earth condidons or
changes in geologic substructures?

Disruptions, displacements, compaction
or overcovering of soil?

Change in topography or ground
surface reliel features?

Destrucdon, covering or modification of any
unique geologic or physical features?

Any increase in wind or water erosion
of soils, either on or off the site?

Changes in deposidon or erosion of beach sands,

or changes in silation, deposition or erosion

which may modify the channel of a river or stream or
the bed of the ocean or any bay, inlet or lake?

Exposure of people or property to geologic hazards
such as earthquakes, landslides, mudslides,
ground failure, or similar hazards?

Northwest Triangle Specific Plan
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Discussion

The potental urban development forecast under the General Plan would generate significant impacts for
the project area. However, the magnitude of the impact would not be different from urban development
andcipated under the General Plan. As idendfied in the General Plan Master Environmental
Assessment/DEIR, urban development in the project area could cause disruption or compacton of soils,
changes in geologic features or topography, or cause an increase in wind or water erosion.

Turlock is located in Seismic Zone 3 according to the State of California and the Alquist-Priclo Special
Study Zones Act. All building permits will be reviewed to ensure compliance with the Uniform Building
Code (UBC). In additon, the City enforces the provisions of the Alquist-Priolo Special Study Zones Act
that limits development in areas identified as having special seismic hazards. Any new buildings that may
be constructed in the City must comply with maximum lot coverage and setback design standards of the
zoning ordinance and the grading standards of the Uniform Building Codes. The proposed specific plan
includes prezoning of approximately 844 acres of the project area, preliminary to annexation to the City
of Turlock. Specific midgaton measures related to physical development of the project area will be
required as part of the subdivision/construction approval process.

Documentation

ICBO, Uniform Building Code, Chapter 70, 1992
City of Turlock, Standard Specificadons, Grading Practices
City of Turlock, Municipal Code, Title 8, (Building Regulations)

Mitigation

Earth b, ¢ - Midgation of compacdon and overcovering of the soil will be through maximum lot coverage
and setback design constraints imposed through zoning development standards. Midgaton of potental
changes in ground surface relief features will be through standard excavaton and grading practices.

e - Mitigadon of wind erosion of soils on site will be through standard excavation and grading practices.
A grading plan shall be provided which will include details to ensure temporary erosion control measures
shall be provided during all phases of constructdon. (See also Air - midgations)

2, Air. Will the proposal result in: Yes Maybe No
a. Substantial air emissions or deterioration /
of ambient air qualicy?
b. The creation of objecdonable odors? l/
C. Alteradon of air movement, moisture or temperature, or l/
any change in climate, either locally or regionally?
Discussion

The potential urban development forecast under the General Plan would generate significant impacts for
the project area. However, the magnitude of the impact would not be different from urban development
anticipated under the General Plan. As identified in the General Plan Master Environmental
Assessment/DEIR, urban development in the project area would result in substandal air emissions and
cause a deterioraton of air quality in the City. The traffic levels of service (LOS) for the project area are
consistent with the Jland use designations identified in the 1992 Turlock General Plan Master
Environmental Assessment/DEIR, and have been incorporated into the annual update of the Turlock
Capital Improvement Program. Specific mitigation measures for potential impacts of this project are listed
below and also include all mitigadon measures developed for the Master Environmental Assessment/DEIR
are herein incorporated by reference.

Northwest Triangle Specific Plan
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Documentation

Stanislaus Air Quality Maintenance Plan and Implementing Measures, 1991

Turlock General Plan - Environmental Impact Report, 1592

Turlock General Plan - Open Space & Conservation Element (Air Quality Secton), 1992
Turlock General Plan - Transportation Element, 1992

Mitigation

Air a - Midgation measures required to offset air quality impacts where feasible, have been developed in
the air qualicy analysis sections ofthe Master Environmental Assessment/DEIR prepared for the 1992-2012
Turlock General Plan. Midgadon of air quality impacts will be through compliance with SJVUAPCD
reguladons for indirect Source Control Programs, Transportation Control and Mobile Source Emissions
Contol Measures. Impacts to air quality that may result from any development as a secondary effect of
this prezone approval will be analyzed at the dme of such proposed constuction in accordance with the
requirements of CEQA, the San Joaquin Valley Unified Air Pollution Control District, and the Stanislaus
County Congestion Management Program, where applicable (also see Transportaton):

Midgaton of potential deterioration of ambient air quality will be through the following mitigation
measures:

1. Provide dedicadon of right-of-ways, and instail improvements for Class II bicycle lanes consistent with
the City's Bicycle Master Plan to serve this area.

2. Only low NOX burner-furnace units and water heaters, and HVAC equipment with a SEER of 12 or
greater shali be installed in residential units.

3. Only low emitting, EPA cerdfed fireplace inserts/woodstoves, pellet stoves or natural gas fireplaces shall
be installed in residental units.

4. Residential housing units should be oriented to udlize passive solar cooling and headng to the fullest
extent possible.

5. Natural gas lines and electrical oudets should be installed in backyards or patio areas to encourage the
use of gas and/or electric barbecues.

6. Elecrrical outlets should be installed around the exterior of the home to encourage the use of electric
lawn mowers, edgers, etc.

7. Appropriate easements should be reserved to provide future improvements such as bus mrnouts,
Ioading areas and shelters to accommodate ransit service,

8. Pre-1974 vehicles may be retired to offset emmissions from project development.

9. Encourage the installadon of solar-assisted water heating for all new commercial and residendal
developments.

10. Encourage the instllation ofenergy efficient lighdng beyond Title 24 requirements for all commercial
and residential developments.

11. Encourage addidonal wall and attic insulation beyond exisdng building code (Title 24) requirements
for all commercial and residentdal developments.

12. Encourage the planting of trees in a location to shade structures during the hot summer monthes
{(generally on the southern and western esposure). Deciduous oees shoud be used since they cool in the
sumnmer and allow for passive solar heating during winter months.

Northwest Triangle Specific Plan
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13. Encourage th.  iblishmentofan energy audit program in L.operaton with the local utlicy companies
to perform energy audits of residential/commercial/public buildings, five years or older.

14. Encourage employers to implement compressed work week schedules (e.g. 9/80, 4/40). Iinplementmdon
of the 4/40 work schedule will meet the first year requirement (1.25 AVR) for employers under the
SJVUAPCD Trip Reducdon Ordinance (Rule 9001).

15. Encourage a Trip Reduction Ordinance complimentary to Rule 9001 for commercial development.

16. Encourage increased development densides. Higher density development allows for more and better
transic services, less energy usage {(gasoline) per acre of project, preservation of open space and prime
agricultural land.

17. Encourage the installadon of showers and lockers, bike parking, on-site cafeterias, and convenient
transit waiting areas in/adjacent to office buildings.

18. Encourage opportunities to provide alternatives o conventional motor-vehicle fuel use. Among these
opportunites are Compressed Natural Gas (CNG) fueling stations (quick-fill and slow-fll) and charging
stations for eleciric vehicles.

19. Encourage conversion of public service vehicles from gasoline or diesel to compressed natural gas
{CNG) or electric powered (e.g. city or councy vehicles, U.S. Postal Service, school busses).

20. Encourage the reducton of parking space requiremnents via change in zoning requirements, easier
zoning variance process. Reducing the requirement for parking spaces can provide other benefits besides
clean air. For each space not built $1000 - $2000 can be saved.

A

21. Encourage building code changes to provide for the installation of fiber optic technology. This will
enable enhanced opportunities for relecommuting.

To Mitigate particulate emissions cduring construction, the following dust control measures will be
implemented ;

1) Ensure promprt installation of site improvements to reduce the potendal for dust emissions.

2) The areas disturbed by clearing, earth moving, or excavaton activities should be minimized at all mes.
All inactive portions of the construction site should be seeded and watered until grass cover is grown.

3) All material excavated or graded should be sufficiently watered to prevent excessive amounts of dust.
Watering should occur at least twice daily with complete coverage, preferably in the late morning and after
work is done for the day. An effective watering program (at least twice daily with complete coverage) is
esimated to reduce dust emissions by up to 50 percent. If water is in short supply, alternative dust control
measures such as chemical stabilizers or wind barriers may be used. The SJVUACPD will be consulted
prior to construction to aid in planning for dust control.

4) Allnaterials oansported off-site {trucks hauiing earth, gravel or other materials to and from the project
site) shall be either sufficiently watered or securely covered to prevent excessive amounts of dust.

5y IfGll dirt is brought into the consoruction site, then tarps or soil stabilizers shall be placed on the dirt
piles to minimize dust problems.

6) When construction equipment leaves the construction site, all excessive dirt accumuladons on the
equipment should be washed off.

7) Sireets adjacent to the project site should be swept pursuant to SJVUAPCD Rule 8020, section 5.4, w0
remove silt that may have accumulated from consouction activities.
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8) On-site vehicle  :ed should be limited to 15 miles per hout. Jehicle speed control can reduce fugitive
dust emissions froin unpaved roads and areas at construction sites up to 60 percent assuming compliance

with the 15 mile per hour speed limit

9) Limidng trips on the site to only those vehicles required to access for construction purposes {minimize
vehicles on-site).

10) All clearing, grading, earth moving, or excavation actvities shall cease during periods with winds
greater than 20 miles per hour averaged over one hour.

11) Burning any vegetation cleared in preparation for development is prohibited.

To miderate Ozone Precursors emissions the following measures will be implemented:

1) Allinternal combustion engine driven equipment should be properly maintained and muned according
to manufacturers specifications.

2) Idling of all internal combustion equipment shall be limited to ten minutes at any given time.

3) Encourage the use of building materials that do not require the use of paints/solvents.

3. Water. Will the proposal result in: Yes Maybe No
a. Changes in currents, or the course of direction of /
water movements, in either marine or fresh water?
b. Changes in absorption rates, drainage patterns, l/
or the rate and amount of surface runoff?
€. Alteradons to the course or flow of surface water
in any water body? I/
d. Change in the amount of surface water in any water body? /
€. Discharge into surface waters, or in any alteration
of surface water quality, including but not limited to
temperature, dissolved oxygen or turbidity? \./
£ Alteradon of the direction or rate of flow of ground waters? i/
g. Change in the quanity of ground waters, either through
direct additions or withdrawals, or through interception /
of an aquifer by cuts or excavatons?
h. Substandal reduction in the amount of water \/‘
otherwise available for public water supplies?
i. Exposure of people or property to water related hazards /
such as looding or tidal waves?
Discussion

The potential urban development forecast under the General Plan would generate significant impacts for
the project area. However, the magnitude of the impact would not be different from urban development
anticipated under the General Plan. As identified in the General Plan Master Environmental
Assessment/DEIR, urban development in the project area may result in changes to absorption rates,
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drainage pattern:  d the rate and amount of surface runoft.

Development is not permitted within areas that are subject to inundadon by 100-year flood even, and the
City of Turlock is not located within the boundaries of identified flood hazard areas. In addition, the City
has in place a Master Storm Drainage Plan that provides for positive storm drain systems city-wide for
urban storm water runoffand reviews all proposals for potential impacts to this system as well as requiring
on-site sand/oil separators as necessary. The City also has in place a water-conservadon landscape
ordinance for new landscaping areas of residential projects. All development approved by the city is
required to connect to city services including sewer and water. A condition of each new development is
payment of the applicable Capital Facilides Fee, a porton of which is used to fund infrastructure
improvements required to serve new development.

Documentation

Federal Emergency Management Agency Floodplain regulations.

City of Turlock Storm Drain Master Plan, 1987

City of Turlock Waste Water Master Plan, 1991

City of Turlock Water Master Plan, 1991

City of Turlock, Municipal Code, Tide 9, Chapter 2, Water Conservation Landscape Ordinance

Mitigation

Water b - Mitigadon of potentdal changes in absorption rates, drainage patterns, and the rate and amount
of surface water runoff will be through the payment of storm drainage impact fees which will provide for
maintenance and improvements to storm drainage systems. Additdonal mitigation of potential flood hazard
will be through the requirement that the project direct storm water runoff to the City storm drain system.

4, Plant Life.  Will the proposal result in: Yes Maybe No

a. Change in the diversity of species, of number of
any species of plants, including trees, shrubs, /
grass, crops, and aquatic plants?

b. Reducton of the numbers of any unique, rare or |/
endangered species of plants?

c. Introducton of new species of plants into an area,
or in a barrier to the normal replenishment of /
existing species?

d. Reduction in acreage of any agricultural crop? /

Discussion
The proposed project would not have any direct effects on plant life by changing the species, reducing or
impacting any rare or endangered species, introducing any new species or reducing agricultural fand. The
project site is endrely within the City of Turlock’s urban boundary. Virtually all of the land within the
urban boundaries of Turlock, as well as unincorporated land within the City’s Sphere of Influence, has
been modified from its natve state, primarily converted into urban or agricultural production. As a resule,
there is no recorded evidence of the presence of rare or endangered plant species in the Turlock Planning
Area. Many of these lands are also within Williamson Act contracts which limit their use for non-
agricultural activities for ten years from date of their designation. Most of the lands within the Planning
Area are prime agricultural soils or are considered "Important Farmlands" per the State of California.

Documentation

Calilornia Dept of Fish & Game: Natural Diversity Data Base
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California Native  nt Protecdon Act '
U.S. Department of Agriculture: Land Capability Classification Maps
California Dept. of Conservation: Important Farmlands Map and Monitoring Plan
Stanislaus County Williamson Act Contract Maps

Turlock General Plan, Open Space Conservadon Element, 1992
Mitigation

No midgation required at this dme.

5. Animal Life. Will the proposal result in: Yes Maybe No
a. Change in the diversity of species, or numbers
of any species of animals (birds, land animals
including reptiles, fish, and shellfish, /

benthic organisms or insects)?

b.*  Reducton of the numbers of any unique, rare or
endangered species of animals?

N\

C. Inoroduction of new species of animals into an area,
or result in a barrier to the migraton or movement ‘/
of animals?
d. Deterioration of existing fish or wildlife habitat? \/
Discussion

The proposed project would not have any direct effects on animal life by changing the diversity of species,
numbers of species, reduce any rare or endangered species, introduce new species, or deteriorate existing
fish or wildlile habitat, buc may have indirect impacts.

Virmally all of the land within the urban houndaries of Turlock, as well as unincerperated land within the
City's Sphere of Influence, has been modified from its native state, primarily converted into urban or
agricultural production. As a result, there is no recorded evidence of the presence of rare or endangered
animal species in the Turlock Planning Area. The project area has been extensively modified by
agricultural use and is no longer in its natdve state.

Documentation

California Dept. of Fish & Game, California Natural Diversity Data Base
Turlock General Plan - Open Space & Conservation Element, 1992

Mitigation

Animal Life a - Midgation of potendal impacts to fish and wildlife habitat will be through the applicant
paying the appropriate [ee to the Department of Fish and Game pursuant to Public Resources Code Section

21080 (C).
6. Noise. Will the proposal result in: Yes Maybe No
a. Increases in exising noise levels? l/
b. Exposure of people to severe noise levels? \/
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Discussion

The potendal urban development forecast under the General Plan would generate significant impacts for
the project area. However, the magnitude of the impact would not be different from urban development
anficipated under the General Plan. As identified in the General Plan Master Environmental
Assessment/DEIR, urban developmentin the project area could increase the existing noise levels by virtue
of the potendal development in the project area.

Documentation

Turlock General Plan - Noise Element, 1992
City of Turlock, Municipal Code, Title 9, Chapter 4, Noise Regulations.

Mitigation

Noise a - Mitigadon of potendal increases in existing noise levels will be through required compliance with
noise limits as set forth in the Turlock Municipal Code (Chapter 4) and the Noise Element of the Turlock
General Plan. Because impacts from the proposed project are anticipated to be of equal or lessor severity

et than those identified in the General Plan Master Environmental Assessment/DEIR, midgaton measures
identdfied in the MEA/EIR are adequate to mitigate the impacts from the proposed project where feasible,
and are hereby incorporated by reference. The need for site specific noise analysis, and development of
mitigation measures, as required by the General Plan and CEQA will be determined at the dme of
submitral for subdivision/building approvals.

Light and Glare. Yes Maybe  No
a. Will the proposal produce new light or glare? ‘/
Discussion

The potential urhan development forecast under the General Plan would generate significant impacts for
the project area. However, the magnitude of the impact would not he different from urban development
anticipated under the General Plan. As identified in the General Plan Master [Environmental
Assessment/DEIR, urban developmentin the project area would produce increase light or glare from saeet
lighting and security lightng for the project site.

Documentation
City of Turlock, Standard Specificadons, Section 18
Mitigation
Light and Glare a - Midgation of the potential for increased light and glare will be through required

conformance with City of Turlock Standard Specificatons for soeet lighting (Section 18) and with the
Uniform Building and Elecirical Codes at the time of subdivision/building approval, as applicable.

Land Use.  will the proposal result in: Yes Maybe No
a. A substantia] alteration of the present or planned use \/
of an area?

Discussion

The potendal urban development forecast under the General Plan would generate significant impacts for
the project area. However, the magnitude of the impact would not be different from urban development
anticipared under the General Plan. As identified in the General Plan Master Environmental
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Assessment/DEIR,  andevelopment in the projectarea woull  sultin an alteraton to the present land
use on portions of the project site. The land use designatons in proposed specific plan and prezoning are
consistent with the planned use of the property as identified in the Land Use Element of the 1992-2012
Turlock General Plan.

Documentation

Turlock General Plan - Housing & Land Use Elements, 1992
City of Turlock Municipal Code, Title 9, Chapter 2, Article 22: Residendal Growth Management.

Mitigation

Land Use a - Because land use impacts [rom the proposed project are antdcipated to be of an equal or
lesser severity than those identfied in the Master Environmental Assessment/DEIR for the Turlock General
Plan, mitigation measures identified in the MEA/DEIR are adequate to midgate the impacts from the
proposed project where feasible, and are hereby incorporated by reference.

9, Natural Resources. Will the proposal result in: Yes Maybe No
a. Increase in the rate of use of any natwral resources?
b. Substantial depletion of any nonrenewable natural resource? ‘/
Discussion

Any development that may ultdmately occur in the City does result in the udlization of natural resources
(water, natural gas, construction materials, etc); however, these resources will not be depleted from this
project. All new developimnent is required to be consistent with the Turlock General Plan which includes
analysis of natural resources that are consumed within the Planning Area. No development can be
approved without adequate provisions for these resources. In addition, the City'’s Water Conservation
Landscape Ordinance and metering requirements for new construction have been implemented to enhance
the preservadon and protection of these resources. Specific mitigation measures for public facilides ( i.e.
water) required [or the development of the property will be addressed by an expanded public facilides
analysis required for this prezone. Mitigaion measures will be implemented at the time of
subdivision/building approvals.

Documentation
Turlock General Plan - Open Space/Conservation & Public Facilities Elements, 1992
Mitigation

No specific midgation is required at this time.

10. Risk of Upset. Will the proposal involve: Yes Maybe No

a. A risk of an explosion or the release of hazardous
substances (including, but not liinited to, oil, pesticides,
chemicals or radiadon) in the event of an accident
or upset condidons?

b. Possible interference with an emergency response
plan or an emergency evacuation plan?

NN
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Discussion {

This project does not increase any risk to the public or interfere with emergency response
plan beyond those associated with normal development.

Documentation

City of Turlock, Emergency Response Plan, 1987
Turlock General Plan - Safety Element, 1992
City of Turlock, Municipal Code, Title 8, (Building Regulatdons)

Mitigation

No mitigation is required.

11. Population. Yes Maybe  No
a. '« Will the proposal alter the location, distribution, density, \/
or growth rate of the human population of an area?

Discussion

The proposed specific plan and prezone will not alter the locadon, distribudon, density and growth rate
of the human population of the project site. The prezoning designation is consistent with that planned for
in the Turlock General Plan and the Turlock Capital Faciliies Program. Because impacts from the
proposed project are anticipated to be of an equal or lesser severity than those identified in the Master
Environmental Assessment/DEIR for the 1992-2012 Turlock General Plan, mitigation measures tdentified
in the MEA/EIR are adequate and are hereby incorporated by reference.

Documentation

City of Turlock, Municipal Code, Tide 9, Chapter 2, Residential Growth Management Program
Turlock General Plan - Land Use & Housing Elements, 1992

Mitigation

No mitigation required.

12. Housing. Yes Maybe  No
a. Will the proposal aflect existing housing, or \/
create a demand for additional housing?

Discussion

No adverse elfect on the existing housing supply is anticipated from the project, however andcipated
demand for additional housing may be created by virtue of the creation of a substantial number of new
jobs in the commercial component of the specific plan and prezone.

The City of Turlock has expanded the availability of affordable housing [or low-income [amilies by
implemendng a First Tilne Homebuyers Program (FTHB) with funds provided under the HOME Program.
The HOME Program was created under Title IT (the Hlome Investment Partnership Act) of the Nadonal
Affordable Housing Act of 1990. By leveraging funds from Federal and State sources and working in
partnership with local lenders, the FTHB Program is designed to seck new and creatve ways to promote
home ownership for low-income Turlock residents whose income does not exceed 80% of median area
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income based or nily size. In addidon, low and mo te income funds from the Turlock
Redevelopment Agency will be udlized to supplement existing prugrams as well as fund addidonal housing

programs.

Docamentaton

State of California, C.G.C § 65302 & § 65580 - State Planning Law

City of Turlock, Housing Division, CHAS Report, 1992

Turlock General Plan - Land Use & Housing Elements, 1992

City of Turlock, Municipal Code, Tite 9, Chapter 2, (Zoning Regulatons)

Mitigation

No mitigaton is required.

13.  Transportation/Circulation. Will the proposal result in: Yes Mayhe No
5. Generatdon of substntial addidonal vehicular movement? \/
b. Effects on existing parking [acilities, or demand /

for new parking?

c. Substantal impact upon existing transportaton systems? \/
d. Alterations to present patterns of circulation or \/
movement of people and/or goods?
e. Alteratons to waterborne, rail or air oalflic? '/
E Increase in traffic hazards to motor vehicles,
bicyclists or pedestrians? \/
Discussion

The potendal urban development forecast under the General Plan would generate significant impacts for
the project area. However, the magnitude of the impact would not be different from urban development
anticipated under the General Plan. As idendfied in the General Plan Master Environmentai
Assessment/DEIR, urban development could generate addidonal vehicular trathic movement, could alter
present patterns of circulation or movement ofpeople and/or goods, and could increase traffic hazards to
motor vehicles, bicyclists and pedestrians due to the vehicle trips associated with the prezone.
However, impacts on exising oansportation systems, alteradon to present patterns of circulation and
movement of people and goods, and potential oraffic hazards to vehicles, bicyclists and other pedestrians
associated with potential development of the project area are anticipated to be ofan equal or lesser severity
than those identified in the Master Environmental Assessment/DEIR [or the Turlock General Plan and
have been incorporated into the City’s capital facilities program.

Currently, area streets and intersections are operating acceptably. The threshold for sadslactory waffic
operations within the City of Turlock is LOS "C". Any new construction or development that may result
as a secondary impact from this project is subject w review by the City pursuant to CEQA which would
examine these potential effects. Furthermore, the City has adopted a Capital Facility Program with afhic
improvements planned for build-out of the General Plan. A condition ofeach new development is payment
of a Capital Facility Fee, a portion of which is used to fund those circuladon improvements required for
impacts added by that development.
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Documentation - {

City of Turlock, Capital Improvement Program (CIP) 92/93

Turlock General Plan - Transporiaton Element, 1992

City of Turlock, Airport Master Plan, 1991

Stmnislaus Assn. of Governments, Regional Transportadon Plan, 1992
Stanislaus Assn. of Governments, Regional Expressway Plan, 1991
Stanislaus Assn. of Governments, Congestion Management Plan, 1992
Turlock General Plan MEA/DEIR - Traffic & Circulation, September 1992

Mitigation

Transportation - a,c,d,f. Mitigation of potential impacts from substandal additional vehicular movement,
impacts on existing transportation systems, alterations to present patterns of circulation and movement of
people and goods, and potental traffic hazards to vehicles, bicyclists and other pedestrians will be through
dedication and provision of full improvements for all roadways identified in the Circulation Element of the
General Plan and any other roadways, as determined necessary by the Public Works Department
Addidonal midgation will be through the payment of Capital Facilities Fees by the applicant {a porton of
which is used for rondway improvements). Midgation of potential increases in hazards to motor vehicles,
pedestrians and bicyclists will be through conformance with building setback requirements and sidewalk
and driveway standards. Addidonal midgation measures will be identified in the Environmental Impact
Report to be prepared for the project.

14.  Public Services. Yes Maybe  No

Will the proposal have an affect upon,or result in a need for
new or altered governmental services in any of the following areas:

a. Fire Protection? \/
b. Police Protection? \/
c. Schools? l/
d. Parks or other Recreational Faciliies? \/
€. Maintenance of public facilides, including roads? '/
£ Other Governmental Services? /
Discussion

The potendal urban development forecast under the General Plan would generate significant impacts for
the project area. However, the magnimude of the impact would not be different from urban development
anficipated under the General Plan. As identified in the General Plan Master Environmental
Assessment/DEIR, urban development would have an effecton fire, police, public facilides and government
services. The City has prepared and adopted a Capital Facility Program which identifies the public service
needs ol roads, police, fire, and general government that will be required through build-out of the General
Plan. This program includes the collection of Capiml Facility Fees from all new development
Development fees are also collected from all new development for recreatonal lands and facilides.
Conditions of approval [or any development that may occur in the City will require payment of these fees
and charges.
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Documentation /

Stanislaus County, Public Facilides Fee Program Report, 1989
City of Turlock, Capital Facility Report & Facilities Fees Ordinance, 1987
Turlock General Plan - Public Facilities & Services Element, 1992

Mitigation

Public Services - in addition to mitigation measures to be identified in the Environmental Impact Report
to be prepared for the project, potential adverse impacts to public services will be through the following
mitigation measures:

1) Roadways and fire hydrants will be installed and in service prior to the issuance of building permits.

2) The applicant will be required to pay, prior to the issuance of building permits, the newly adopted water
and sewer connection fees reflecing the appropriate pro rata share of necessary improvements to the
existing City water system for each new water user.

a,b,d,f - Mitigadon of potential affects on fire, police, schools, parks, public facilities and other
governmental services will be through the payment of capital facilities fees, fire hydrant fees, school
facilities fees, park fees and other applicable fees collected by the Building Departinent for new

development

c. Mitigation of affects to school facilities will be through the requiremnent that applicant (or the successor
in interest) enter into agreement with the Turlock School Dismict to provide for full mitigation prior to the
issuance of a building permit or recordation of a final subdivision map (as applicable) [or any residential
unit constructed in the City of Turiock.

e. Additional mitigation will be through the requirement that the property owner consent to the levy of
an assessment to finance the operaton and maintenance of landscaping, drainage, flood control, roadways
and swreet lighting service which benefits the area to be developed.

Energy. Will the proposal result in: Yes Maybe No
a. Use of substantial amounts of fuel or energy? \/
b, Substantial increase in demand upon existing sources of \./

energy, or require the development of new sources of energy?

Discussion

Urban developinent in the project area will not use substantal amounts of fuel or energy or increase the
demand on existing energy sources beyond that planned [or in the 1992-2012 Turlock General Plan.

Documentation

Turlock Generai Plan - Housing & Public Facilities Elements, 1992
Mitigation

No Initigaton is required.
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16.  Utilities. i es Maybe  No

Will the proposal result in a need [or new systems, or substantjal
alteradons w the following utilides:

a. Power or natural gas? \/

b. Communications systems? \/

c. Water? l/

d. Sewer or septc tanks? /

e. Storm water drainage? ‘/

£ Solid waste & disposai? \/

Discussion
The potendal urban development forecast under the General Plan would generate significant impacts for
the project area. However, the magnitude of the impact would not be different from urban developinent
anticipated under the General Plan. Urban development in the project area will cause the normal
extensions of water, sewer, storm water, and refuse faciliies, along with electrical and communicaton
udlities. Specific mitigation measures will be idendfied in the required infrascructure analysis for
incorporation into the Mitigation Monitoring Program for this specific plan and prezone and for frmure
subdivision approval.

Documentation
Turlock General Plan - Housing & Public Facilites Elements, 1992
City of Turlock, Water Master Plan, 1991
City of Turlock, Waste Water Master Plan, 1991
City of Turlock, Storin Drainage Master Plan, 1987

Mitigation
Ualities a,b,c - Mitigaton of the need for alteradons to utlity systeins will be through the requirement that
the applicant, priot o the issuance of building permits, pay the newly adopted water connection {ees
reflecting the appropriate pro rata share of necessary improvements to the existing City water and Sewer
system for each new water user; and meet the requirements of all other udlity providers.
d - Mitigation of the need for alterations to sewer systems will through the requirement that the applicant,
prior to the issuance of building permits, pay the newly adopted sewer connection fees, reflecting the
appropriate pro rate share of necessary improvements to the existing City sewer system for each new sewer
user.
e - Midgadon of the need [or alterations to storm drain systems will be through mitgadon measures
idendfied in Water, secton b.

17.  Human Health. Will the proposal result in: Yes Maybe No

a. Creation of any health hazard or potendal health /
hazard {(excluding mental health)?

b. Exposure of people to potental health hazards? \/
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Discussion {

The proposed specific plan and prezone will not create or expose people to potential health hazards. The
City, in cooperation with Stanislaus County Environmental Health Department, provides planning efforts
to locate and minimize the effects of hazardous materials. In additon, the City enforces the Uniform
Housing Code which provides minimum standards for the heaith and safety of residential buildings.

Documentation
State of California, Dept of Health, Hazardous Waste Inventory List, 1991
Stanislaus County, Solid Waste Management Plan, 1991
Turlock General Plan - Safety Element, 1992
Internadonal Code of Building Officials, Uniform Housing Code, 1992
Mitigation

No mitigation is required.

18.  Aesthetics. Yes Maybe No

Will the proposal result in the obstruction of any scenic vista or

view open the public, or will the proposal result in the creaton /
of an aesthetically offensive site open to public view? :

Discussion

The proposed specific plan and prezone would have no effects on aesthetcs by obstructing any scenic views
or create offensive public views.

Documentaton
Turlock General Plan - City Design Element, 1992
Mitigation

No mitigation is required.

19, Recreation. Yes Maybe No
Will the proposal result in an impact upon the quality or /
quantity of existing recreational opportunities?

Discussion
No known adverse impact on the quality or quantity ol existing recreational opportunities, will result from
the project

Documentation

City of Turlock, General Plan, Open Space and Public Facilities Elements, 1992
City of Turlock, Municipal Code, Title 11, Subdivision & Recreation Impact Requirements
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Mitigation
The project will be required to pay the applicable in-lieu fees or dedicate an equivalent amount of land,
prior to issuance of building permirs.
20.  Cultural Resources. Yes Maybe  No

a. Will the proposal result in the alteradon of, or the
destruction of a prehistoric or historic archaeological sire?

b, Will the proposal result in adverse physical or
aesthedc efllects to a prehistoric or historic building,
structure or object?

C. Does the proposal have the potental to cause a physical
change which would affect unique ethnic cultural values?

d.~ Will the proposal restrict exisdng religious
or sacred uses within the potentdal impact area?

NN

Discussion

The project would not alter or destroy any prehiswric or historic archaeoclogical site, building, structure,
ot object, allect unique ethnic cultural values or resmict religious or sacred uses.

The City has conducted a Cultural Survey as part of the preparation of the update to the present Turlock
General Plan. As a resultof many years of extensive agricultural production virtualily all of the land in the
Plan area has been previously altered from its nadve or riparian state. There are no known sites of unique
prehistoric or ethnic cultural value.

Documentation

Turlock General Plan, Land Use & City Design Elemment, 1992
Turlock General Plan Master Environmental Assessment/DEIR, September 1992

Mitigation

a. Ifarchaeological resources or human remains are discovered during construcdeon, work shall be halted
within 50 meters (150 feer) of the [ind undl it can be evaluated by a qualified archeologist. If the find is
determined to be significant, appropriate mitigation measures shall be formulated and implemented.

21. Mandatory Findings of Significance. Yes Maybe  No

a. Does the project have the potental to degrade
the quality of the environment, substandally
reduce the habimt of a fish or wildlife species,
cause a fish or wildlife populaton to drop
below self susmaining levels, threaien to
eliminate a plant or animal community, reduce
the number or restwrict the range of a rare or
endangered plant or animal or eliminate
important examples of the major periods of /
California history or prehistory?
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T
b. Does the project i the potendal to achieve
short-term, to the disadvantage of long-term,
environmental goals? (A short-tern impact on the
environment is one which occurs in a reladvely brief,

definitve period of time while long-term impacts /

will endure well into the future).

c. Does the project have impacts which are individually
limited, but cumulatvely considerable? (A project
may impact on two or more separate resources where
the impact on each resource is relatively small,
but where the effect of the total of those impacts /

on the environment is significant.)

cause substantial adverse effects on human beings,

d. Does the project have environmental effects which will
either directly or indirectly? \/

I11. DfSCUSSION OF ENVIRONMENTAL EVALUATION

(Narrative description of environmental impacts is included in text)

IV. ENVIRONMENTAL DETERMINATION
(To be completed by the Lead Agency.)

On the basis of this initial evaluation:

I find that the proposed project could have a significant effect on the environy;,
therefore an "ENVIRONMENTAL IMPACT REPORT" will be prepared.

A

Ernest Rubi, AICP
Senior Planner

Steve Hallam, AICP
Community Development Services Manager
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APPENDIX D

Response to Notice of Preparation



STATE OF CALIFORNIA { PETE WILSON, Governor

GOVERNOR'S OFFICE OF PLANNING AND RESEARCH

1400 TENTH STREET
SACRAMENTO, CA 95814

DATE: March 15, 1994
TO: Reviewing Agencies
RE: NORTHWEST TRIANGLE SPECIFIC PLAN -~ TURLOCK‘

SCH# 94032049

Attached for your comment is the Notice of Preparation for
Responsible agencies must transmit their concerns and comments on
- the scope and content of the NOP, focusing on specific information
related to their own statutory responsibility, within 30 days of

receipt of this notice. We encourage commenting agencies to
respond to this notice and express their concerns early in the
environmental review process.

Please direct your comments to:

JIM HAMILTON

CITY OF TURLOCK
900 NORTH PATM
TURLOCK, CA 95380

with a copy to the Office of Planning and Research. Please refer
to the SCH number noted above in a2ll correspondence concerning
this project.

If you have any questions about the review process, call Mari

Lemos at (916) 445-0613. M&(\
Sin 1 ;
h/

Michael Chiriatti, Jr.
Chief, State Clearinghouse

cc: Lead Agency
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Jim Hamilton
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Project Description o .fic plan for the orderly development of 1080 acres of
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NOTE: Clearinghouse will asstgn identifieation numbers for ail new projects. If a SCH number already exists for a project (e.g. from a Motice o f Preparation
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previous draft document) please fill it in Revised Ociober 1989
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Reviewing Agencies Checklist - oo~ Supplementary Document N7

__Resources Agency. . . | : . o KEY
Boating &Wafm"ffays h - : SRS © Tty $°= Document sent by lead agency )
Coastal Commissicn --- - : - X =Document sentby SCH ~ ™~ (r
Coastal Conservancy : ' : v’ = Suggested distribution h
Colorado River Board . Cal-EPA 61- .
¥ _Conservation X Air Resources Board : |
X -
Fish & Game X__APCD/AQMD (SJVUAFPCD)
__Foresty X California Waste Management Board
Office of Historic Preservation SWRCER: Clean Water Granis
Parks & Recreation SWRCB: Delta Unit
Reclamation SWRCB: Water Qualicy
——3.F. Bay Conservation & Development Commission SWRCB: Water Rights
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v - CALTRANS District #
Department of Transportation Planning (headquarters)
X _Housing & Community Development
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Health & Welfare ___ State Lands Commission
____ Health Services _____Tahoe Regional Planning Agency
State & Consumer Services (

X Other OPR

General Services
OLA (Schools)
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Public Review Period (io be filled in by lead agency)

S[ﬂIﬂ.ﬂg Date 3-10-94 Endjng Date 4-25-94

Signature @nﬁ\ Date Z Z/JA o

..._._____..7.4 ____________________ A

Lead Agency (Complete if applicable;j: For SCH Use Only:
Consulting Firm:
Date Received at SCH
Address: ]
City/State/Zip: Date Review Starts
Dae to Agencies
Contact
Phone: ( } Date 1o SCH
Clearance Date
Applicant; City of Turlock Notes:
Address: P O Box 1526
City/State/Zip: Turlock CA  95381-1526 A {
Phone: (209 ) _665-7311 ext. 27 Revised October 1989 T~
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NOP Distribution List SCH#
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016/445-6281 Department of Fish and Game Oakland. CA 94623-0660

CENTRAL COAST REGION 3
31 Higuera Swreer. Suite 200

San Luis Obispp, CA 93401.5427
805/549-3147 (B-629)

PO, Box 47 SH/286-6E74 Kim Bink
—] Gary L. Holloway Yountville, CA 94549 l Dept. of Heatth ‘ LOS ANGELES REGION (4)
g.,_

California Coastal Comtissinn T01944.5518 Lawrence Newland 60t N. 7th Sizect, PO Box 942732 101 Centre Plaza Brive
Cualrrans, District 5 Sacramento. CA 94134.7320 Montcrey Park. CA 91754-2)56
G. Nokes, Repianal Manager P.0. Box 8114 916/323.6111) 32657556

Department of Fish and Game San Luis Obispo, CA 93403.8( 14

[ 134 East Shaw Avenue 505/549-31683 (8.629) State and Consumer Services
Fresno, CA 93710

45 Fremont Skreet, Suite 1970
San Francisco, CA 94105-2219
41579045200

CENTRAL VALLEY REGION (5)

Reed Haolderman

. 3443 Rouuer Road, Sune A

State Coastal Conservancy 2097222.3761 (8-47)) Mare Birnbaum Robert Sleppy " Saeramento, CA 95827-3098
1330 Broadway. Suoite 1100 Cuitrans, District 6 Dept, of General Services 9162553000
Oakland, CA 94612 Fred A. Worthiey, Jr.. Rep. Manager P.O. Box 12616 400 R Streei. Suite 5100
¥ 510/286-1015 Departmest of Fish and Game Fresno. CA 9377B-2616 Sacramento. CA 95814 Fresno Branch Office
330 Golden Shore, Suite 50 209/448-4020 916/324-0214 3514 East Ashlan Avenue
Deborah Herrmann Long Beach, Ca 90802 Fresno. CA 93726
Depr. of Conservation 310/590-5132 Wilford Melton Ofice of Locaj Assistance 209/445-5116 (5421
801 K Street, MS5-24-02 Calrrans, District 7 501 J Sueer. Suite 400
Sacrarnento, CA 95814 Independent Commissions 120 South Spring Steet Sacramento, CA 955(4 Redding Beanch OiTice
016/345-8711 Los Anpeles, CA 90012 916/445-1160 O 45 Knollerest Dnve
Lorri Gervais 2E3/B57-1338 or §97-1344 Redding. CA 96007
I Douglas Wickizer California Energy Commission Caliloriz Environmentat Protection Agency 9162234845 (ATS 441
! Depr. of Foresiry 1516 Ninth Street, MS-15 Harvey Sawyer .
1416 Ninth Street. Room 1516-7 Sacramento, CA 95814 Calirans, District § Barbara Fry LAHONTAN REGION (6)
Sacramento, CA 95514 916/654-394 P.O, Bex 231 Air Resources Board 2092 Lake Tahoe Boulevard
D16/6853-9451 San Bemardino, CA 92402 2020 1. Street South Lake Tahoe, CA 5150
Nalive American Heritage Comm. 909/383-4808 (B-670) Sacramento. CA 95815 916/542-5400
915 Capitoi Mall. Room 364 916/322-8267
g}ﬁﬁ;ﬁ?ﬁ;?ﬁ:.wnmim Sacramento. CA 95814 Lisa Flores Victorville Branch Offiee
F.O. Box 947896 516/653-4082 Caitrans, District 9 Mark deBie 15428 Civic Dnve. Suste 100
Sacramenlo. CA 942960001 500 South Main Street Colif, Wasrte Manapement Board Victorville, CA 42392.2159
916/653-9107 Douglas Long Biskop. CA 93514 8804 Cal Center Drive 619/231-6583
Public Urilities Cammission 619/872-5203 Sacramente. CA 95826
m Ken Pierce 465 Van Ness Avenue 2 916/255.2367 COLORADO RIVER BASIN
Dept. of Parks and Recreation San Francisco. CA 94102 Georpis Tindall REGIONI(T)
P.0. Box 9428596 415/703.2011 Caitrans, District 10 Wayne Hubbard 73720 Fred Wanng Dnve, #100
Sacramento. CA 94396-0001 0. Hox 2048 Srate Warer Resources Contral Board Talm Desert. CA 91260.2564
916/653-0538 ﬁ\ Betty Eubanks Stockton. CA 95201 Division of Clean Water Programs G19/146-7491
. Y Eimid Laindds Commiiasion 209/948-3962 P.O. Box 944272
1T Wendy Halverson 1807 - 13th Sureet Swucramento, CA 942442120 SANTA ANA REGION 15,
l ’ Reclamation Board acramemio. CA 95514 Miike Owen 916/227-4308 2010 lowa Avenue. Suite 100
1020 Ninth Streel. Room 240 916/322-2795 Culreans, District 11 . Riversige. CA 92507
Sacramenta, CA 95514 P.0. Box 85406 Phil Zentner T14/781-4130 (8-532)
916/327-153] Gerald R. Zimmerman 1829 Juan Swteet State Warer Resources Controf Board .
- Colorado River Bourd San Diepo, CA 92186-5406 Division of Water Qualiry ™1 SANDIEGO REGION (%
Steve MeAdam 770 Fairmom Avenue. Suite 100 619/688-6750 (8-631) P.O. Boz 934213 , 9771 Claremant Mesa Bivd . Suite B
3.F. Bay Conservation & Dey 1. Comm. Giendale, CA 91303-1035 Sagramento, CA 94244-2130 San Thega, CA 921241131
30 Van Ness Avenue. Room 201 | Alleen Kennedy SI168/657.0912 619/265-51 13 1B-6Mn
San Francisco, CA 94102 Rick Angetocei Caltrans, Disteicr 12
415/557-3686 Tahoe Regional Planning 2501 Puliman 5t. Mike Fatkenstein 1l < -
P.0. Box 1038 Sants Ana, CA 92705 D Stare Water Resonces Control Board B k,k )I ‘\ ‘] -
Nadell Gayou Zzphyr Cove, NV 89348 TI4724-2239 18-655) Division of Water Rights OTHER AWAAYS It }
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N l" . F.f‘
Pacific Gas and . .cctric Company 135 North Cen.  .treet

San Joaguin Valley Region Turlack, CA 95380
209/634-5847

March 2, 1994
——
— |
| oL Loyt \
Mr. Steve Hallam A -
City Of Turlock i BT éM’
Post Office Box 1526
Turlock, CA 95381-1526 oo o v

Re: Northwest Triangle Specific Plan
Dear Steve:

Per your request, I am providing you with the following information regarding the
above referenced project:

1} PG&E has no suggested significant environmental issues to offer at this time.
2) PG&E will be a Responsible Agency for this project.
3) Please send all correspondence regarding this project to:

Wade W. Haley, Manager
Pacific Gas and Electric Company
135 N. Center Street

Turlock, CA 95380
209-634-5847

At this time, PG&E's only recommendation regarding this project is that all existing
PG&E gas facilities remain covered by existing rights-of-way and franchise
agreements.

If you have any questions, please call me.

Sincerely,

Wade W. Haley
Manager



stanislaus County

Department of Public Works

1100 H STREET
MODESTO, CALIFORNIA 55354

« ADMINISTRATIVE DIVISION (209) 525-6550
March 14, 1994 « ENGINEERING DIVISION (205(1) 52)5-5552
BUILDING INSPECTION {209) 525-6557
TRANSIT OPERATION (209) 525-6552
ROAD DIVISION (209) 525-4130
SANITARY LANDFILL (209) 837-4800
EQUIPMENT DIVISION (209) 525-4145
BUILDING MAINTENANCE (209) 525.4108
Jim Hamilton * FAX {209) 525-6507
City of Turlock '
Community Development Department

P.O. Box 1526 e
Turlock, CA 95381 : - 3 4
MAE-|E ) "G4

Dear Mr. Hamilton:

SUBJECT: Northwest Triangle Specific Plan - Notice CE T e
Preparation of an EIR

We request the EIR traffic study evaluate and list any
mitigation required to maintain a LoS "C" for the following:

1. Taylor Road: Highway 99 to Geer Road.

2. Walnut Avenue: Taylor Road to City Limits. The bridge over
the TID canal south of Taylor Road must be replaced 1if
development will add any additional traffic to Walnut
Avenue.

3. Dianne Drive: Tegner Road to West Main Street. This road
has a minimal pavement width and paved shoulders will more
than likely be required to facilitate any additional traffic
generated by the project.

Please send me a copy of the draft EIR for our review and
comment. Call me at 525-6552 if you have any guestions.

Very truly yours,
H. R. CALLAHAN, Director
Y GN Voo

Charles Barnes
Assistant Engineer

CB:
cc: Bob Kachel, Planning (ERC)
Monica Nino-~Reid, CEQ (ERC)

{turlock.ch)



PARKS DEPARTMENT

1716 MORGAN ROAD MODESTO, CALIFORNIA 95351 ' PHONE (209) 525-4107 -

March 21, 1994

TO: Steven Hallam, City of Turlock Community Development
Services

FROM: Stephanie J. Larsen, Park Plannercggrﬁz;éi

SUBJECT: ENVIRCNMENTAL REFERRAL

1 have reviewed the Notice of Preparation of an EIR for the
Northwest Triangle Specific Plan. 1t is our determination that the
project may have some impact on the Stanislaus Countvy Parks &
Recreation Department.

The factors which would affect the Parks and Recreation Department
are population growth, growth in the housing stock, effects on
parks or recreation facilities, impacts on historic or cultural
resources, or impacts on fish and wildlife.

From the information provided,; I was not able to determine how many
new residential units would be created as the result of this
project., However, we can expect increased usage abt our regional
parks whenever new residential housing 1s erected. An 1lncreased
number of visitors results in additional human erosion of the land
and waterways, There will be additional cost to our Department to
clean up after the visitors and attempt to maintain the reservoirs'’
natural envircnment. We suggest 1imposing a mitigation fee
equivalent to the Parks' portion of the County Public Facilities
Fee: 585 per multi-family wunit and 8131 per single-family
residence.

cc: Bob Kachel, Stanislaus County Planning Department



San Joaquin Valley
Unified Air Pollution Control District

March 23, 1994 o bbbt s
Steven Hallam Loy

Community Development Services e b
City of Turlock U b

F.O. Box 1526

Turlock, CA 95381-1526

SUBJECT: NOTICE OF PREPARATION OF A DRAFT ENVIRONMENTAL IMPACT
REPORT FOR THE NORTHWEST TRIANGLE SPECIFIC PLAN

The San Joaquin Valley Unified Air Pollution Control District has reviewed the above
referenced NOP and offers the following comments:

The entire SJVAB is nonattainment for ozone and PM,,. The increases in emissions
of reactive organic gases, oxides of nitrogen and PM,, from this and other
developments will affect the attainment of air quality standards in the San Joaquin
Valley Air Basin. Thus, the air quality section of the proposed DEIR should address
the local and regional impacts of increased ozone and PM,, emissions. In addition,
this project has the potential to create carbon monoxide "hot-spots" along roadways,
at intersections and in parking areas. Thus, the potential impacts of carbon monoxide
emissions must be evaluated in the DEIR.

The air quality analysis for this DEIR must identify and quantify the amount of
emissions from traffic, on-site space and water heating, and any ancillary sources of
emissions that a project of this composition and magnitude would produce.

The District recommends the use of URBEMIS 3 (AQAT 3) to calculate the pollutant
emissions resulting from motor vehicle trips. Additionally, the CALINE 4 model should
be used for intersections and any other sites where localized carbon monoxide
concentrations are expected to occur. District staff should be consulted prior to
preparation of the study to determine appropriate inputs to the computer models.
Vehicle trip lengths for this project are especially critical to the outcome of the
URBEMIS 3 calculations. Pollutants should be expressed in pounds per day.

David L. Crow
Executive Director/Air Pollution Control Qfficer

1993 Tuolumne Streel, Swie 200 = Fresno, CA 33721 « (209) 457-1000 = FAX (209) 223-2057

Northern Region Central Region Southern Region

4230 Kiernan Avenue, Suita 130 » Modesio, CA 95356 1932 Tuslumne Stteet, Suite 200 = Fresno, CA 83721 2700 K Street, Suite 275 « Sakersiield. CA 92301
{209 S45-7000 « Fax {209) 545-8652 {200y 457-3000 « Fax (208} 233-2057 {B0S) 851-1682 « Fax (605} 86 -2060

@ Prirred on Recycled Popar.



Steve Hallam March 23, 1984
NOP-Triangle Specific Plan Page 2

Mitigation measures must be included in the DEIR that reduce the emissions of
reactive organic gases, nitrogen oxides, carbon monoxide and PM,,. Site design and
building construction measures that would reduce air quality impacts should be
included. In addition, Transportation Control Measures should be stressed to the
maximum extent feasible. The DEIR should also take into consideration consistency
with Congestion Management Plans.

The growth-inducing and cumulative impacts analyses shoulid take into consideration
the existing and planned future development both within the project area and in
surrounding areas, -

The DEIR consultant should be advised to use the 1991 San Joaquin Valley Air Basin
Air Quality Attainment Plan {adopted January, 1992} in preparation of the air quality
section of the DEIR.

Thank you for the opportunity to comment on this project. f you have any questions,
please call me at 545-7000.

Sincerely,
DS ?
David J. Stagrdro
Environmental Planner
Northern Region APCD REF# N940113



s T A N 1 S L A U S
LOCAL AGENCY FORMATION COMMISSION

1100 H STREET MODESTQ, CALIFORNIA 95354
(209) 525-7680 FAX: 525-5911

[—— s m e FYTee—

March 24, 1994 -

Steve Hallam, Manager
Community Development Services
City of Turlock

Fost Office Box 1526

Turlock, CA 95381-1526

SUBJECT: NOTICE OF PREPARATION - NORTHWEST TRIANGLE SPECIFIC PLAN
Dear Mr. Hallam:

The LAFCO, as a Responsible Agency, will utilize the environmental documentation prepared
by the City in their consideration of the proposed sphere of influence modification and
annexation requests. Therefore, upon review of the Notice of Preparation for the above
project, the following comments are offered for consideration in the EIR:

1. As noted in my October 12, 19383 reply to the Early Public Consultation, the area along
Monte Vista Avenue, west of Highway 99, is not currently within Turlock’s Sphere of
influence (see attached map). Before, territory can be annexed, it must first be in the
sphere of influence {SOI) and second, have a "Primary Area" designation. Therefore,
the project description and Draft EIR should clearly include and discuss the request to
expand the SOI and designate territory within a "Primary Area" of Influence.

2. As this territory is annexed to the City, detachment from the Keyes Rural Fire District
will aiso occur. The impacts to the Keyes Rural Fire Protection District should be
addressed. Specifically, service impacts to the district as the result of lost tax revenue
upon annexation.

3. The Specific Plan and EIR should address the impacts of the project on all service
providers, including the City, County, special districts and schoois.

4, Government Code Section 56653 requires a plan for providing services be submitted
with a resolution of application for a reorganization from a local agency. The
information which is required in the pian is continued in the government code section.
Since, the EiR will obviously discuss the various services issues, it would be logical to
summarize this information into one section or appendix for easy retrieval for the
reorganization proposail.

“ESTABLISHED @Y THE STATE OF CALIFORNIA TO SERVE THE CITIZENS, CITIES, SPECIAL DISTRICTS AND COUNTY OF STANISLAUS



Steve Hallam, Manager
Community Development Services
March 24, 1994

Page Twa

If you have any questions, please do not hesitate to call me.
Sincerely,

B e it

Fran Sutton-Berardi
Senior Planner

bm,L18
Attechment
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DEPARTMENT OF FISH AND GAME

NOTICE OF CONCURRENCE:
DE MINIMIS FEE EXEMPTION

Project : STA.NORTHWEST TRIANGLE SPECIFIC PLAN ;

County of__ STANISLAUS, CITY OF TURLOCK

The Department of Fish and Game has evaluated the above project and
determined that the project will not adversely affect resources under
the Department’s jurisdiction, either directly, indirectly ox
cumulatively. On that basis, we believe the project rebuts the
"Presumption of Adverse Effect® as described in Title 14, California
Code of Regulations, section 753.5.h.3. We will concur with issuance by
the Lead Agency of a Certificate of De Minimis, declaring the project
exempt from payment of Environmental Filing Fees, pursuant to State Fish
and Game Code section 711.4.

We recommend a copy of this correspondence be included with the
Lead Agency’s Certificate of De Minimis, when forwarded with the project
Notice of Determination.

Issued in Fresno, this _24th day of MARCH , 1994

DEPARTMENT OF FISH AND GAME:

Dale Mitchell
Environmental Specialist IV Supervisor



, (
CHIEF EXECUTIVE OFFICER

{209) 525-6333
1100 H Street, P.O. Box 3404, Modesto, California 95353 FAX (209} 544-6226

_REAGAN M. WILSON

i

. [V | ] Y =

April 4, 1994 ; _;._7 Qq‘

M‘-—‘-ﬁﬁ—m-—_.._.. e it T s g e - A ]
Steven L. Hallam

Community Development Director
City of Turlock

P.O. Box 152a

Turlock, CA 95381

RE: NORTHWEST TRIANGLE SPECI¥IC PLAN -~ NOTICE OF PREPARATION OF AN
EIR

Dear Mr. Hallam:

The Stanislaus County Environmental Review Committee (ERC) has
reviewed the subject project. The Committee concluded that the
preparation of the Environmental Impact Report (EIR) must address
the evaluation of any mitigation required to maintain a LOS "C" for
Taylor Road, Walnut Avenue and Dianne Drive. 1In addition to the
EIR a fiscal impact analysis should also be prepared.

The ERC recommends that levy and collection of all applicable
Stanislaus County Public Facility Fees will serve as modification
of the project that addresses the impacts on County Public
Facilities; therefore, the Public Facility Fees must be included as
a condition for approval on the Final Map.

The ERC appreciates the opportunity to comment on this project.

Sincerely,

Environmental Review Committee

RJ:MH:plc
cc: ERC Members
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DEPARTMENT OF SOCIAL SERVICES

P.O. Box 42, Modeste-€A95353-0042 = 1 P
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Steve Hallam, Director e
Community Development bt
City of Turlock

PO Box 152§

Turlock, CA 95381-1526

April 7, 19594

ol

Subject: Environmental Review Comments

Project Title: Notice of Preparation of an Environmental Impact Report for
the Northwest Triangle Specific Plan

Based on this agency’s particular fields of expertise, our position on the
project described above is:

- may have significant impacts

Residential development would be expected to lead to certain cumulative and
growth inducing impacts. Public services provided by the Stanislaus County
Department of Social Services are impacted by changes in county population,
housing and transportation/circulation.
POPULATION
County population growth is directly related to social services caseload growth.
Services are currently being provided to more than 19 percent of county residents

(approximately one in five). Due to continued expansion of programs, this ratio
is expected to increase.

Any growth in population which may be expected to result from development
within this project area would produce similar incremental increases in the need
for social services. Costs related to this growth include staffing and overhead,
as well as capital improvement costs to accommodate this expansion.

HOUSING

Department cf Social Services clients may be members of any sociceconomic
group, but a large number of those served are within the low income and transient
populations. Public services provided include:

- emergency cash assistance to the homeless;

- ongoing grants to cover housing costs;

- job search, assessment and training;

- homemaker services to allow the aged and disabled to remain in their
homes;

- protective services to children and dependent adults.



Each of these services may be impacted by the availability of very low, low
and moderate income housing within the county. To the extent that the project
under review either provides or fails to provide for an appropriate amount of
very low, low and moderate income housing, the provision of public services may
be positively or negatively impacted.

TRANSPORTATION/CIRCULATICN

While some sogial services business is conducted through the mail or over
the phone, travel between client homes and cur offices is also necessary. Public
assistance programs - cash, Food Stamps, Medi-Cal - require client travel to and
from the Department of Social Services for the face-to-face interview which is
part of the application process. Job search and training services require client
travel to our offices and to training sites or prospective employers. ¢Child and
adult protective services more usually involve travel by social workers from our
offices to the homes of clients.

Provision of services within the project area would be affected by changes
in traffic and parking. Also significant would be impacts upon existing
transportation systems and the availability of public transportation. Many
individuals rely upon public transportation to access public services.

Impacts of development may be difficult to quantify, but growth management
issues affect the provision of public social services. Please contact this
office if further information is needed.

Response prepared by:

o Gorenes

ohn Turner
Program Manager II
(209} 525-6635

JT/me

cc: Stanislaus County Planning and
and Community Development Department
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LobLoy vz
Department of Enwronmenfcl Resources _
8,99
i 1716 Morgan Road

Modesto, California 95358-5804
. "FAXH (209Y 5254763

{209} 5p5_4154
DEN FAX 525-4198
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TO: CITY OF TURLOCK COMMUNITY DEVELOPMENT DEPARTMENT

FROM: DEPARTMENT OF ENVIRONMENTAL RESOURCES

RE: ENVIRONMENTAL REVIEW COMMENTS

PROJECT TITLE: ENVIRONMENTAL REFERRALS-NOTICE OF PREPARATION OF AN
EEXINHONMENTAL[MPACT REPORTFOR THE NORTHWESTTRIANGLE SPECIFIC

PROJECT DESCRIPTION: The preparation of a Specific Plan that will provide for the orderly
development of approximately 1,080 acres of agricuttural, vacant and
existing urban commercial land with a variety of commercial, residential
and public uses.

PROJECT LOCATION: The project is generally located in an area bound by SR 99, Goiden State
Blvd. and Fulkerth Road in the northwest quadrant of the City of Turlock
in Stanislaus County, refer to Map A,
Based on this agency's particular field(s) of expertise, it is our position the project described above:
X __ Wil not have a significant effect on the environment.
May have a significant efiect on the environment.

No comments.

Listed below are specific impacts which support our determination (e.g., traffic generation, carrying capacity,
soil types, air quality, etc)). Attached are additional sheets if necessary.

1. N/A

In addition, our agency has the following comments:

-—l

The project’'s Negative Declaration or EIR should discuss impacts on the County’s disposal
facilities (the Fink Road landfill and the waste-to-energy plant). For example, solid waste
generation analyses (estimates of the amounts of waste generated) should be carried out
to provide estimates on how much of the project’s waste will require disposal.

2. At the presenttime this departmentinspects and permits public water systems and aerobic
septic systems {(as per Measure X requirements) in the Project area. Should City water
and/or sewer services become available, and connection be made, please notify the
Department of Environmental Resources so that we may remove these systems from
inspection.

Response prepared by:

b N
,/j m t/{/(f,n REG. ENV. HEALTH SPECTALIST  April 6, 1994
STEPHEN CLEGG, R.E.H.S. (Title) (Date)

ck
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; 801 K Street
' SACRAMENTO, CA 95814-3514

e - — et Telecommunications
. Device for the Deaf
April 13, 1994 (916) 324-2555
Correspondent's Telephone
(916) 445-8733
Fax
{916) 3240948

Mr. Jim Hamilton
City of Turlock
900 North Palm
Turlock, CA 95380

Dear Mr. Hamilton:

Subject: Notice of Preparation (NOP) of a Draft Environmental Impact
Report (DEIR) for the Northwest Triangle Specific Plan.
SCH# 94032049

The Department of Conservation has reviewed the City of Turlock’s
NOP for the project referenced above. An area of 1080 acres of
existing urban commercial uses, agricultural and vacant land will be
developed with a variety of commercial, public and residential uses.
Williamson Act contracts exist on most of the land. The Department,
which is responsible for monitoring farmland conversion on a statewide
basis and also administers the California Land Conservation
(Williamson) Act, offers the following comments.

The loss of prime agricultural land should be identified and
treated as a significant environmmental impact. The Ccalifornia Code of
Requlations (Section 15000 et seq., Appendix G (y)) states that a
project will normally have a significant effect on the environment if
it will convert prime agricultural land to non-agricultural use or
impair the agricultural productivity of prime agricultural land. The
DEIR should provide information on the number of acres of agricultural
land to be developed, the potential agricultural value of the site,
the impacts of farmland conversion, and possible mitigation actions.
Specifically, we recommend that the DEIR contain the following
information to ensure the adequate assessment of impacts in these
areas.

o The agricultural character of the planning area, including:

- A map which identifies the location of agricultural
preserves, the number of acres and type of land in each
preserve (i.e., prime/non-prime).

- A map which identifies the location of Williamson Act
contracts within the site and on surrounding lands.



Mr. Hamilton
April 13, 1994

Page Two
- Types and relative yields of crops grown.

- Agricultural potential of the area’s soils, as defined by
the Department of Conservation’s Important Farmland series
map designations.

o The impacts on Williamson Act contracted land in, and adjacent
to, the planning area should be assessed, including the following
data:

- A discussion of the effects that termination of Williamson

Act contracts would have on nearby properties also under
contract. As a general rule, land can be withdrawn from
Williamson Act contract only through the nine-~year
nonrenewal process. Cancellation is reserved for
"extraordinary" situations (See Sierra Club v. City of
Havward (1981) 28 CAl.3d 840, 852-855). Cancellation must
be based on specific findings that are supported by
substantial evidence.

- If williamson Act contract cancellation is proposed, include
a discussion of the specific findings (Government Code
Section 51282) that must be made by the Board of Supervisors
in order for Williamson Act contracts to be canceled.

It should alsc be noted that Government Code Section 51284 states
that no contract may be canceled until after the County has given
notice of, and has held, a public hearing on the matter. Notice of
the hearing, and a copy of the landowner’s petition, shall be mailed
to the Director of the Department of Conservation.

o Farmland Conversion Impacts.

- The type, amount and location of farmland conversion that
would result from implementation of the specific plan.

- The impacts on current and future agricultural operations.

- The cumulative and growth-inducing impacts of the plan.

- The economic impacts of the farmland conversion. [In
assessing these impacts, use should be made of economic
multipliers, such as those used in the University of
California Cooperative Extension’s study, “Economic Impacts
of Agricultural Production and Processing in Stanislaus
County."]

o] Mitigation measures and alternatives that would lessen farmland
conversion impacts. A public agency shall adopt a reporting or
monitoring program for adopted project changes which mitigate or
avoid significant efforts on the environment (Chapter 1232,
Statutes of 1988 (AB 3180)). Some of the possibilities are:



Mr. Hamilton
April 13, 1994
Page Three

- Directing urban growth to lower quality soils in order to
protect prime agricultural land.

- Increasing densities or clustering residential units to
allow a greater portion of proposed development sites
to remain in agricultural production.

- Protecting other, existing farmland of equivalent, or
better, gquality through planning policy that relies on an
active and strategic use of the Williamson Act.

- Establishing buffers such as setbacks, berms, greenbelts and
open space areas to separate farmland from urban uses. Many
communities have considered 300 feet as a sufficient buffer
for impacts such as pesticide spraying, noise and dust.

- Implementing right-to-farm ordinances to diminish nuisance
impacts of urban uses on neighboring agricultural
operations, and vice-versa.

- Implementing a farmland conversion fee to fund a farmland
protection program that utilizes land use planning tools
such as transfer of development rights, purchase of
development rights or conservation easements, agricultural
impact fees and farmland trusts.

The Department appreciates the opportunity to comment con the NOP.
We hope that the farmland conversion impacts and the Williamson Act
contract issues are given adequate consideration in the DEIR. If I
can be of further assistance, please feel free to call me at (916)
445-8733.

Sincerely,

r—‘\\tupéﬁﬂdet v 7u£ﬂ/L4114/7p1,f

Deborah L. Herrmann
Environmental Program Coordinator

cc: Kenneth E. Trott
Office of Land Conservation
West Stanislaus Resource Conservation District
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STATE OF CALIFORNIA -- BUSINESS, TRANSPORTATION AND HOUSING AGENCY PETE WILSON, Governor

DEPARTMENT OF TRANSPORTATION

P.O. BOX 2048 {1976 E. CHARTER WAY)
STOCKTON, CA 95201
TDD 209-348-7773

(20%) 948-3803

May 17, 1994

10-S5ta-99-4.69
City of Turlock
Northwest Triangle
Specific Plan
State Route 99 and Fulkerth Avenue
NOP/EIR

Mr. Steve Halium

City of Turlock

Community Development Services
P.C. Box 1526

Turlock, CA 95381-1526

Dear Mr. Hallum:

We have reviewed the Northwest Triangle Specific Plan, a proposed project to provide for the
orderly development of approximately 1,080-acres of agricutfural, vacant and existing urban
commercial uses with a variety of commerclal, residential and public uses. The study area is
located in the northwest quadrant of the City of Turiock, along State Route 99 between Fulkerth
Road and Taylor Road.

Transportation Planning has circulated this document through our interdepartmental review
process. Mr. Paul Cavanaugh of our Traffic Department has the following comments:

In order to assess the impacts, a Traffic Analysis will need ta be prepared. The analysis should
Include, but not be limited to, the following:

- An analysis af the project's total fip generation using recognized trip genergtian factors and
the appropriate model;

- An analysis of existing traffic, the existing plus project related traffic and cumulative fraffic,
including all known proposals. These analyses shauld be expressed in terms of ADT and
AM/PM peak hours, and Include tuming movements at all major intersectians;

- An estimation af the directional distnibution and networking of the project trips;

- An evaluation of the project's impact an the degradation af Level of Service (LOS), operational
infegrity and safety on all fransportation facilities in the vicinity of the project. Calfransis
specifically interested in the impacts that will accur at:

v State Route 99 and Taylor Road:;
v State Route 99 and W, Monte Vista Avenue; and
v State Route 99 and Fulkerfh Road.



Mr. Steve Hallum
May 17,1994
Page 2

- A discussion which recommends and concepiualizes the roadway Improvements necessary
to mitigate the project's impacts. This discussion should include funding responsibllities and
mechanisms for ensuring completion of necessary improvements. A phasing strategy is aiso
necessary to ensure that roadway improvements are in piace prior to degradation of LOS and
safety to an unacceptable level,

Commute management proposals should be provided. It is likely that significant number of
potential residents of this development will be commuting outslde of the areq to work,

If you have questions or wish o discuss this project further, please contact Georgia Tindaill of my
staff at (209) 948-3962.

Sincerely,

MITCHELL W. BAKER I
Chief, Transportation
Planning Branch B

cc:  Greg Steel/SAAG



DATE: September 30, 1993

TO: Responsible and Trustee Agencies
FROM: Ernest A. Rubi, AICP, Senior Planner
SUBJECT: Early Public Consultation

RE: NORTHWEST TRIANGLE SPECIFIC PLAN

In accordance with Section 15083 of the California Environmental
Quality Act (Early Public Consultation), the City of Turlock is
requesting comments from responsible and trustee agencies who have
resources affected by the proposed project as described below.

Project Name: Northwest Triangle Specific Plan

Projeét Location: An area generally bound by Highway 99,
Fulkerth Road, and Golden State Blvd.
(see map attached)

Project Description: The City of Turlock intends to prepare the
Northwest Triangle Specific Plan as an implementing tool of the
recently adopted Turlock General Plan (March 1993). The Specific
Plan will provide a more detailed "specific" analysis of the plan
area with a clearer identification of 1land use potential,
circulation options, and infrastructure funding options. The
project area comprises approximately 1080 acres or 1.69 sguare
miles.

Please direct any comments on the proposed project to the Community
Development Department, 900 N. Palm Street, Turlock, Ca. 95381,
no later than Friday, October 29, 1993. If you have any guestions
or need any additional information, please feel free to call our
office at 209/668-5565.

Conisl & A

Ernest A. Rubi, AICP
Senior Planner

enc: map and/or plot plan

Post Office Box 1526 « Turlock, California 95381-1526
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Pacific Gas and Electric Gompany Modesto District
1524 Narth Carpenter Road

Modesto, CA 953511110 e
! .

209/576-6633
Fax 209/576-6685

10-9-93 Sa

Emest A. Rubi, AICP, Senior Planner
Community Development Department —
City of Turlock

900 N. Palm Street

Turlock, Ca. 95381

Subjeet: :
Early Public Consultation

Environmental Impact Report
Northwest Triangle Specific Plan/General Plan
City of Turlock

Dcar Mr, Rubi:

Thank you for the opportunity to review the above project. Qur review of this projeet indicates
potential impact to this companies gas system. These impacts are discussed helow and should be

addressed in the ETR.

This proposed development of 1080 acres could potentially have cumulative impacts on our gas
system and may require the expansion of PG&E facilities within and outside the proposed
development boundaries. These facilities should be identified with studies initiated and funded by
the developer in the development planning stages.

Any environmental reviews required for the installation of PG&E facilities should be eonducted as
part of the EIR process. Responsibility for the studies belong to the developer due to the fact that
new impacts created by the construction of utility facilities would be caused solely and by virtue of
the proposed development, therefore, should be considered a part of the overall project. PG&E
required on-site utility easemcnts necessary to serve proposed projects shouid be required as a
condition of approval. Care should be taken to ensure that zoning ordinances or deed restrictions do
not-exclude underground utility facilities from any arcas.

PG&E owns and operates several gas distribution lines and a transmission pressure gas line which
lie within the proposed project area. General Order 112D of the California Public Utilities
Commission (CPUC) code requires the maintenance of specific clearanees around gas facilities. For
this reason, PG&E and the local apgencies musi enforce restrictions upon development activities and
improvements such as grading, holding ponds, roads and structures near PG&E facilities and within
their associated rights-of-way and easements. To ensure that site development in the vicinity of
PG&RE operations is not in conflict with existing facilities, the Developer should be required to
submit all plans {or review as follows:

Pacific Gas & Electrie Company
Jose Tello, District Manager
Attention: Dave Newkirk

1524 N. Carpenter Rd.
Modesto, Ca. 95351



If the proposed project meets PG&E's standards to protect our facilities, PG&E will grant the
Developer a written consent outlining specific uses and development requirements. The following iy
potential wording to be included in the Environmental Impact Report Mitigation Requirements:

"Provide a consent agreement from Pacific Gas and Electric Company
prior to issuance of any permits for development within any PG&E
right-of-ways or easements"

Thank you again for the opportunity to review this very important matter and if you have any
questions, please call me at (209)576-6638,

Respectiully,

e 7V bkl

Dave Newkirk
Gas & Eleciric Operations

ce: Jose Tello
Wade Haley
Joe Iencerelli
Eric Kirkpatrick
Jan Porter

file: edata\winword\govtiuriock\generaitl.doc
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Ernest Rubi, Senior Planner
Community Development Department
500 N. Palm Street

Turlock, CA 85381

SUBJECT: NORTHWEST TRIANGLE SPECIFIC PLAN

{’r_'—j.—c_n:
Dear Mr,.»--Hﬁbi:

The following comments are offered for your consideration in the preparation of the above
specific plan and envirecnmental documents:

1. The area along Monte Vista Avenue, west of Highway 99 {See attached map) is
located outside Turlock’s Sphere of Influence. If the City intends to annex this
territory or any of the area included within the specific plan boundary, the project
description and environmental documentation should include discussion of the sphere
of influence modification and annexation.

2. The specific plan documents should discuss the impacts of the project on all service
providers, including the City, County, special districts and schools.

Thank you for the opportunity to review the above project. If you have any questions
regarding these comments, please do not hesitate to call me.

Sincerely,

7 4 - "
ra ‘/(’ _?7 _ /
'/A,.Lv////_;f!_.‘, falfs '{U}’_"n‘c_ ]

Fran Sutton-Berardi
Senior Planner

FSB/bm,L18
Attachmant

L1}
"ESTABLISHED BY THE STATE OF CALIFORNIA TO SERVE THE CITIZENS, CITIES, SPECIAL DISTRICTS AND COUNTY OF STANISLAUS
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- Stanislaus Count,

Department of Public Works | | e LT

1100 H STREET

MOEjESTO, CALIFORNIA 95354

+ ADMINISTRATIVE DIVISION (209) 525-6550
« ENGINEERING DIVISION (209) 525-6552
October 20, 1993 BUILDING INSPECTION {209) 525-6557
TRANSIT OPERATION (209) 525-5552
ROAD DIVISION (209) 525-4130
SANITARY LANDFILL {209) 837-4800
EQUIPMENT DIVISION (209) 525-4145
BUILDING MAINTENANCE (209) 525-4108
~ FAX (209) 525-6507

Mr. Ernest A. Rubi
Planning Department
city of Turlock

P.C. Box 1526
Turlock, CA 95381-1526

Dear Mr. Rubi:

SUBJECT: Northwest Triangle Specific Plan

To eliminate significant traffic impacts to Stanislaus
County, the specific plan boundaries need to be the west line of
Diane Drive, the south line of Fulkerth Road, the west line of
Tegner Road, the north line of Taylor Road and the east line of
Tegner Road. In addition, Diane Drive south of Fulkerth Road does
not have an adequate structural section to handle additional
traffic that will be generated within the specific plan area.

The specific plan must mitigate the traffic impacts to Diane
Drive.

Please call me at 525-6552 1f you have any guestions.

Very truly yours,

H. R. CALLAHAN, Director

" (La)Pans

Charles Barnes
Assistant Engineer

CB:

cc: Mary Hemminger, (ERC)
Bob Kachel, Planning
LAFCO
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Stanislaus County
Department of Environmental Resources
I
TS Co 1716 Margan Raad
IR L MLdesm. California 95358-5894
J‘-‘ - = 1 FAX# (209) 525-4163
i {0053 l (209)
5 ' 525-4154

CITY OF TURLOCK COMMUNITY. DEVELOPMENT. DEPARTMENT

DEPARTMENT OF ENVIRONMENTAL RESQURCES
RE: ENVIRONMENTAL REVIEW COMMENTS
PROJECT TITLE: NORTHWEST TRIANGLE SPECIFIC PLAN

PROJECT DESCRIPTION: Comprises approximately 1080 acres. The
specific Plan will provide a more
detailed "specific" analysis of the plan
area with a clearer identification of
land use potential, circulation options,
and infrastructure funding options.

Based on this agency s particular field(s) of expertise, it is our
position the project described above:

X Will not have a significant effect on the environment.
May have a significant effect on the environment.
No comments.

Listed below are spec1flc impacts which support our determination
(e.g., traffic generation, carrying capacity, soil types, air

guality, etc.). Attached are additional sheets if hecessary .
1. N/a
Listed below are possible mitigation measures for the above listed
impacts:
1. N/a
In addition, our agency has the following comments: (Attach
additional sheets if necessary).
1. The project's Negative Declaration or EIR should discuss
impacts on the County's disposal facilities (the Fink
Road 1landfill and the waste-to~energy plant). For

example, solid waste generation analyses (estimates of
the amounts of waste generated) should be carried out to
prov1de estimates on how much of the project's waste will
require disposal.

Response prepared by:
P

N Yl REG. ENv. pEaLTH spEcrarigr /0-2b-93
STEPHEN CLEGG {/R.-E.H.5. (Title) (Date)

ck




San Joaquin Valley e

Unified Air Pollution Control Iﬁ)‘i§tricl 2 1993

|

Qctober 29, 1993

Ernest A. Rubi
City of Turlock
Community Development
P.Q. Box 1526
Turlock, CA 95381-1526

SUBJECT: NORTHWEST TRIANGLE SPECIFIC PLAN

The San Joaquin Valley Unified Air Pollution Control District has reviewed the above
mentioned project and offers the following comments:

The District acknowledges Prezone No0.93-05 and Sphere of Influence Modification
and offers no specific comments at this time. However, the District reserves the right
to comment on specific proposals within the project area once they are made.

The applicant should be aware of the SJVUAPCD s Regulation VIii, which will become
effective December 10, 1993. The intent of Regulation VIl is to reduce the amount
of PM,, entrained into the ambient air as a result of emissions generated from
anthropogenic {man-made} fugitive dust sources by requiring actions to prevent,
reduce, or mitigate PM,, emissions. This project will be subject to the rules included
in Regulation VI if construction occurs on or after the effective date. A copy of
Regulation VIl is available from any of the region offices listed below.

Sincerely,

David J. Stagnaro
Environmental Planner
Northern Region

David L. Crow
Executive Director/dir Pollution Control Qfficer
19499 Tuolumae Street, Sule 200 = Fresno, $A 93721 « (209} 2971000 » FAX{209) 233-2057

Northern Region Central Region Southern Region

2270 Kigrnan Avenue, Suite 130 » Modesto, CA 85356 1884 Tuolumne Street, Suiie 200 = Fresno, CA 83721 2700 M Street, Suite 275 = Sakarsheld, CA 83301
{208 545-7000 » Fax (209} 545-8652 (200} 497-1000 » Fax (209 233-2057 (805) B61-2652 = Fax (B05) E61-2080



TURLOCK IRRIGATION DISTRICT 3 - 8onSedng Dam and
333 EAST CANAL DRIVE N

POST DFFICE BDx gag |
TUALOCK, CALIFOANIA 95381

[208) B83-B300

N oy

October 29, 1993 ) ”

L sy

L%__wihq '
Ernest A. Rubi S —
City of Turlock Planning Dept.
P.O. Box 1526
Turlock, Ca 95381
Reference: Northwest Triangle Specific Plan

TID Application No. M93-137
Dear Ernie:

The Turlock Irrigation District appreciates the opportunity to comment
on the Northwest Triangle Specific Plan.

Irrigation System Comments

Any property that develops within the Turlock Irrigation District must
meet Development standards as specified in Board Resolution No. 89-49.
A copy of that document and the current Irrigation Development
standards have been previously sent to the City.

Some of the typical conditions placed upon developing properties
include:

1. Irrigation facilities within developments must be removed,
replaced and relocated to TID Development Standards.
Appropriate easements shall be dedicated as necessary.

2. For developments adjoining canal rights-of-way, a six foot
high masonry block wall must be constructed along the right-
of-way line. Cross sections showing finish grade of both
sides of the masonry wall must be provided.

3. Lots adjoining irrigated ground must be graded so that the
back of lot and house pad elevations are at least six inches
higher than the adjocining irrigated ground.

4. Control structures along irrigation facilities must have
street access.

Annexation of agricultural property has caused operational and
maintenance problems in serving irrigation water within urban areas.
Alternative methods of serving these customers with irrigation water
should be explored.

FM G509t0-02



Partial annexation and development of property located within
irrigation improvement districts has the effect of reducing the
revenue base of the improvement district and possibly increasing the
maintenance cost to the remaining landowners. The District recommends
that where possible entire improvement district be considered for
annexation or development at one time.

The T.I.D. must review and approve all maps and plans of projects
within this area. Any improvements to the property must be subject to
T.I.D. approval and meet all T.I.D. standards and specifications.

Storm Drainage

The development of this area will significantly increase storm water
runoff. Presently, the City utilizes the District's canals for
disposal of the storm drainage water. The District's canal and
drainage system has a limited capacity which may increase the
necessity for longer retention periods of the drainage. As an
alternative, the City may want to participate in increasing the
discharge capacity of the District's canal and drain system. The
District is now requiring that any agencies discharging storm water
into a District facility enter into a Master Storm Drainage Agreement.
The City also needs to be aware that State regulatory agencies may set
water gquality limits on storm drain water and require treatment of
those discharges. The City should plan to centralize the collection
of storm drain discharges for metering and possible future treatment.
District management of storm drainage discharges is presently provided
as a service to the District's customers with no District charge to
contributing agencies. The Master Storm Drainage Agreement provides
that the District may charge fees for this service in the future.

Ground Water

The current supply of domestic water in the City of Turlock is
groundwater. The basin supplying that source is recharged primarily
from deep percclation of irrigation water applied to agricultural
lands with some contribution by lawn watering, septic tanks, and
rainfall in wet years. As the urban area spreads the amount of ground
available for recharge is reduced. The water available from
precipitation is removed in the storm drain facilities that accompany
urban growth.

As a result of continued urbanization, a pumping cone of depression
may develop under the City of Turlock. This will continue to expand
and deepen as the city grows if groundwater remains the sole source of
water supply. Pumping costs will increase with increasing depth to
groundwater. Pumps outside the City limits may also be affected by
the City's use of groundwater. A side consequence to creation and
maintenance of a cone of depression in the groundwater under the city
will be the potential to pull lesser guality shallow groundwater
towards the City pumps.



Possible mitigation measures to the impacts on groundwater would be to
supplement all or part of City of Turlock's current supply of water
with surface supplies from the Turlock Irrigation District. The
T.I.D. supply could he made up from the supply normally allocated to
the former farm lands that have been urbanized. Another possible
mitigation measure would be to divert storm water from the urban areas
to regional parks that would also function as recharge areas. There
would need to be a water guality review of this proposal to determine
how to minimize the impact from contaminants often found in urban run
off, when entering the groundwater supplies. A third mitigation is
metering of water uses. This could slow down the rate of groundwater
depletion, but not eliminate it.

Drinking Water

As the City of Turlock studies amending their General Plan, they
should assess the effects on their drinking water supply.

As the city expands, it will need more water, and the recharge from
irrigation to the underground basin will be diminished. This would
not only affect the water quantity but may also affect the water
guality from the city's wells. What will be the contingency plan if
the water quality deteriorates so as to make the water unusable
without treatment? What conservation measures are under
consideration?

Sanitary Sewage

As the use of water increases, sc would the sewage effluent. What
provisions will be made to take care of the additional effluent?

Electric Utility

Additional electrical energy capacity, transmission and distribution
facilities will be needed to accommodate growth within the District's
electrical service area. Electrical rate increases may be necessary
to meet the capital requirements necessary to enable the District to
serve our electrical customers in an effective manner in addition to
the higher cost of new electric generating resources. Some mitigation
measures that should be considered include landscaping regquirements,
energy conservation standards, and promotion of the growth of
industries which complement the District's resources rather than those
whose primary power use is coincident with the District's summer peak.



Please contact me at 883-8361 if you have any questions or need any
further information regarding this letter.

Sincerely,
TURLOCK IRRIGATION DISTRICT

Joh (Bl

Theodore W. Glauser, P.E.
civil Engineering Division Manager

TWG:WS:d\M93-137

¥xc: Brent Harrison
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