CITY OF TURLOCK
INITIAL STUDY CHECKLIST

1) Project Title: Minor Discretionary Permit 2021-08

2) Lead Agency Name and Address: City of Turlock
156 South Broadway, Ste. 120
Turlock, CA 95380

3) Contact Person & Phone Number: Adrienne Werner, Senior Planner
City of Turlock, Planning Division (209) 668-5640

4) Project Location: 1525 W. Monte Vista Avenue (Stanislaus County
APN: 071-004-009

5) Project Sponsor’s Name and Address: Turlock-Monte Vista, LLC
61 Moraga Way, Suite 4
Orinda, CA 94563

6) General Plan Designation: High Density Residential (HDR)
7) Zoning: High Density Residential (RH)
8) Description of the Project:

The applicant is requesting to
develop a 12-acre parcel for
a 348-unit multi-family
residential project at 1525 W.
Monte Vista Avenue
(Stanislaus County APN:
071-004-009). The project
will construct a total of 12
three-story buildings
approximately 40’ in height.
Each unit will include a patio
(1% floor apartments) or
balcony area (2™ and 3
story apartments). The
apartment buildings are
setback approximately 75’ " ' '
from the north and east property lines with a minimum 5’ wide landscape area, parking stalls and drive
aisles providing additional buffering from the residential subdivision to the north and the apartment
complex to the east. Main access to the complex is provided from Monte Vista Avenue with two
additional driveway entrances on North Walnut Road. Onsite improvements include parking, carports,
landscaping, clubhouse and pool, and a 900 square foot children’s outdoor play area. Off-site frontage
improvements, including, curb, gutter and sidewalk will be installed along the West Monte Vista Avenue
and North Walnut Road frontages.

9) Surrounding Land Uses and Setting: (Briefly describe the project’s surroundings)
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The properties adjacent to the northern edge of the project site are zoned low density
residential and are developed with single family residential homes. The properties to the east
are zoned Planned Development and developed with an apartment complex and commercial
project respectively. Along the southern edge of the project site is West Monte Vista Avenue
and the western edge of the project site abuts North Walnut Road. West Monte Vista Avenue
will provide main access to the proposed development with two additional driveway accesses
on North Walnut Road.

10) Other public agencies whose approval is required (e.g. permits, financing approval, or

11)

12)

participation agreement).

San Joaquin Valley Air Pollution Control District
Regional Water Quality Control Board

Have California Native American tribes traditionally and culturally affiliated with the project
area requested consultation pursuant to Public Resources Code section 21080.3.1? If so is
there a plan for consultation that includes, for example, the determination of significance
of impacts to tribal cultural resources, procedures regarding confidentiality?

The Yokuts tribe was contacted in writing on June 15, 2021 with the project description as part of
the Early Public Consultation process. Consultation has not been requested by the Yokuts tribes
for this project.

NOTE: Conducting consultation early in the CEQA process allows tribal governments, lead
agencies, and project proponents to discuss the level of environmental review, identify
and address potential adverse impacts to tribal cultural resources, and reduce the
potential for delay and conflict in the environmental review process. (See Public
Resources Code section 21080.3.2) Information may also be available from the California
Native American Heritage Commission’s Sacred Lands File per Public Resources Code
section 5097.96 and the California Historical Resources Information System administered
by the California Office of Historic Preservation. Please also note that Public Resources
Code section 21082.3(c) contains provisions specific to confidentiality.

EARLIER ENVIRONMENTAL ANALYSES

Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA
process, one or more effects have been adequately analyzed in an earlier EIR or negative
declaration. [Section 15183]

1) Earlier analyses used. (Available for review at the City of Turlock —Development Services
Department, 156 S. Broadway, Suite 120, Turlock, CA).

City of Turlock General Plan, 2012 (City Council Resolution No. 2012-173)
Turlock General Plan — EIR, 2012 (Turlock City Council Resolution No. 2012-156)
City of Turlock, Housing Element, Certified in 2016

City of Turlock, Water Master. Plan Update, 2003 (updated 2009)

Turlock Parks Master Plan, 1995 (Reviewed in 2003)

City of Turlock, Waaste Water, Master. Plan, 1991 (Updated 2014)

City of Turlock, Storm Water. Master. Plan, 2013 (Adopted 2016)
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City of Turlock, Urban Water Management Plan, 2010 (Adopted 2011), 2015 Update Adopted in
2016

City of Turlock, Sewer System Master. Plan, 2013

Turlock Municipal Code

City of Turlock Capital Facilities Fee Nexus Study (Turlock City Council Resolution No. 2013-
202)

2) Impacts adequately addressed. (Effects from the checklist below, were within the scope of,
and adequately analyzed during an earlier document pursuant to applicable legal standards,
and such effects were addressed by mitigation measures based on the earlier analysis).

As identified in the Turlock General Plan EIR, development in the project area would result in
significant, and unavoidable, impacts in the areas of transportation, noise, regional air. quality,
and the eventual loss of agricultural land and soil resources. The magnitude of these impacts
can be reduced, but not eliminated, by applying the policies, programs and mitigation measures
identified in the Turlock General Plan to the project and identifying mitigation measures as
necessary in this initial study. The intensity of the proposed development will result in project
level impacts that are equal to, or. of lesser. severity, than those anticipated in the General Plan
EIR, and they would not be different from cumulative effects anticipated by the Turlock General
Plan EIR. Potential secondary environmental impacts from the project will be of equal or lesser
severity than those identified in the General Plan EIR. Therefore, mitigation measures identified
in the General Plan EIR, and their respective Statements of Overriding Considerations
(contained in Turlock City Council Resolution No. 2012-156), are adequate to mitigate the
impacts from the proposed project where feasible, and are hereby incorporated by reference.

3) Mitigation Measures. (For effects that are “Less than Significant with Mitigation
Incorporated,” describe the mitigation measures that were incorporated or refined from the
earlier document and the extent to which they address site-specific conditions for the project.

Project level impacts will be mitigated by application of mitigation measures identified in this
initial study, and by appropriate conditions of approval. All cumulative environmental effects
related to the ultimate development of the project area will be mitigated through compliance with
the policies, standards, and mitigation measures of the Turlock General Plan and General Plan
MEA/EIR, as well as the standards of the Turlock Municipal Code, and are herein incorporated
by reference where not specifically identified.

The project is not located on a site which is included in one or more Hazardous Waste
and Substance Site Lists, compiled pursuant to California Government Code Section
65962.5.
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below [X] would be potentially affected by this project, involving at
least one impact that is a “Potentially Significant Impact” as indicated by the checklist on the following

pages.
Aesthetics Hazards & I—!azardous X Transportation
Materials
Agricultural and X Hydrology/Water Tribal Cultural
Forestry Resources Quality Resources
. . . Utilities/Service
X Air Quality Land Use/Planning X Systems
X Biological Resources Mineral Resources Wildfire
X Cultural Resources X Noise
X Energy Population/Housing
X Geology/Soils X Public Services
Greenhouse Gas .
X Emissions Recreation

RECOMMENDED FINDINGS:

Pursuant to Public Resources Code Section 21080(c)(2) and CEQA Guidelines Section
15168(c)(1), the City of Turlock, as lead agency for the proposed project, has prepared an initial
study to make the following findings:

1.

Pursuant to CEQA Guidelines Section 15162, the proposed activity is adequately described and
is within the scope of the General Plan EIR.

All feasible mitigation measures developed in the General Plan EIR have been incorporated into
the project.

Pursuant to Public Resources Code Sections 21080(c)(2) and 21157.5, the initial study
prepared for the proposed project has identified potential new or significant effects that were not
adequately analyzed in the General Plan EIR, but feasible mitigation measures have been
incorporated to revise the proposed subsequent project to avoid or mitigate the identified effects
to a point where clearly no significant effects would occur.

There is no substantial evidence before the lead agency that the subsequent project, as revised,
may have a significant effect on the environment.

The analyses of cumulative impacts, growth inducing impacts, and irreversible significant effects
on the environment contained in the General Plan EIR are adequate for this subsequent project.

Pursuant to CEQA Guidelines Section 15093, a Statement of Overriding Considerations was
adopted for the General Plan EIR (City Council Resolution 2012-156). As identified in the
Turlock General Plan EIR, development in the project area would result in significant, and
unavoidable, impacts in the areas of noise, regional air quality, and the eventual loss of
agricultural land. The magnitude of these impacts can be reduced, but not eliminated by the
mitigation measures referenced in the initial study prepared for this project and General Plan
EIR. Therefore, mitigation measures identified in the General Plan EIR, and its respective
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Statements of Overriding Considerations, are adequate to mitigate the
impacts from the proposed project where feasible, and are hereby incorporated by reference.

7. Pursuant to Public Resources Code Section 21157.6(a), having reviewed the General Plan EIR,

the City of Turlock finds and determines that:

a. No substantial changes have occurred with respect to the circumstances under which the
General Plan EIR was certified, and

b. That there is no new available information which was not and could not have been known at

the time the General Plan EIR was certified.
DETERMINATION: (To be completed by the Lead Agency)

On the basis of this initial evaluation:

| find that the proposed project COULD NOT have a significant effect on the environment,
and a NEGATIVE DECLARATION will be prepared.

I find that although the proposed project could have a significant effect on the
environment, there will not be a significant effect in this case because revisions in the X
project have been made by or agreed to by the project proponent. A MITIGATED
NEGATIVE DECLARATION will be prepared.

| find that the proposed project MAY have a significant effect on the environment, and an
ENVIRONMENTAL IMPACT REPORT is required.

| find that the proposed project MAY have a “potential significant impact” or “potentially
significant unless mitigated” impact on the environment, but at least one effect (1) has
been adequately analyzed in an earlier document pursuant to applicable legal standards,
and (2) has been addressed by mitigation measures based on the earlier analysis as
described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but
it must analyze only the effects that remain to be addressed.

I find that although the proposed project could have a significant effect on the
environment, because all potentially significant effects (a) have been analyzed in an earlier
EIR or NEGATIVE DEDCLARATION pursuant to applicable standards and (b) have been
avoided or mitigated pursuant to that earlier EIR or NEGATIVE DECLARATION, including
revisions or mitigation measures that are imposed upon the proposed project, nothing
further is required.

Aot ) s lzs)o4

2“( Adrienne Werhér, Senior Planner

" Date \

EVALUATION OF ENVIRONMENTAL IMPACTS

1)

A brief explanation is required for all answers except “No Impact” answers that are adequately
supported by the information sources a lead agency cites in the parentheses following each
question. A “No Impact” answer is adequately supported if the referenced information sources
show that the impact simply does not apply to projects like the one involved (e.g. the project
falls outside a fault rupture zone). A “No Impact” answer should be explained where it is based
on project-specific factors as well as general standards (e.g. the project will not expose sensitive
receptors to pollutants, based on a project-specific screening analysis).
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3)

4)

5)

6)

7)

8)

9)
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All answers must take account of the whole action involved, including off-site as well as on-site,
cumulative as well as project-level, indirect as well as direct, and construction as well as
operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then the
checklist answers must indicate whether the impact is potentially significant, less than significant
with mitigation, or less than significant. “Potentially Significant Impact” is appropriate if there is
substantial evidence that an effect may be significant. If there are one or more “Potentially
Significant Impact® entries when the determination is made, an EIR is required.

“Negative Declaration: Potentially Significant Unless Mitigation Incorporated” applies where the
incorporation of mitigation measures has reduced an effect from “Potentially Significant Impact*
to a “Less Significant Impact. The lead agency must describe the mitigation measures, and
briefly explain how they reduce the effect to a less than significant level (mitigation measures
from Section 17, “Earlier Analysis,* may be cross-referenced).

Earlier analysis may be used where, pursuant to the tiering, program EIR, or other CEQA
process, an effect has been adequately analyzed in an earlier EIR or negative declaration.
Section 15063 (c) (3) (d). In this case, a brief discussion should identify the following:

(a) Earlier Analysis Used. Identify and state where they are available for review.

(b) Impacts Adequately Addressed. Identify which effects from the above checklist were within
the scope of and adequately analyzed in an earlier document pursuant to applicable legal
standards, and state whether such effects were addressed by mitigation measures based on
the earlier analysis.

(c) Mitigation Measures. For effects that are “Less than Significant with Mitigation Measures
Incorporated,” describe the mitigation measures that were incorporated or refined from the
earlier document and the extent to which they address site-specific conditions for the
project.

Lead agencies are encouraged to incorporate into the checklist references to information
sources for potential impacts (e.g. general plans, zoning ordinances). Reference to a previously
prepared or outside document should, where appropriate, include a reference to the page or
pages where the statement is substantiated.

Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.

This is only a suggested form, and lead agencies are free to use different formats; however,
lead agencies should normally address the questions from this checklist that are relevant to a
project’s environmental effects in whatever format is selected.

The analysis of each issue should identify: (a) the significance criteria or threshold used to
evaluate each question; and (b) the mitigation measure identified, if any, to reduce the impact to
less than significance.
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Potentially Less Than | Less Than | No Impact
Significant Significant | Significant
Impact Impact Impact

With

Mitigation

1. Aesthetics — Except as provided in Public Resources Code Section 21099 would the projec

-

a) Have a substantial adverse effect on a X

scenic vista?

b) Substantially damage scenic

resources,
including, but not limited to, trees, rock X
outcroppings, and historic buildings within
a state scenic highway?

In  non-urbanized areas, substantially
degrade the existing visual character or
quality of public views of the site and its
surroundings? (Public views are those that
are experienced from publicly accessible X
vantage point.) If the project is in an
urbanized area, would the project conflict
with  applicable zoning and other
regulations governing scenic gquality?

d)

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

a)

Response:

The proposed project is located in an urbanized area surrounded by a mix of residential and
commercial uses. The General Plan EIR notes that the primary scenic views lie on the City’s
boundary, at its agricultural edge. The General Plan recognizes the relatively flat topography of
Turlock results in few scenic vistas. The General Plan further concludes within most of the
existing urbanized area, infill development and redevelopment would not have a significant
effect on the visual quality of the city, because new development would likely be similar in scale
and character to existing development. The proposed buildings will not exceed 40-feet in overall
height, which is within the maximum height limit allowed in the RH Zoning District. The
maximum height limit in residential zoning districts and community commercial zoning districts
is 35-feet. The project site is surrounded by a residential subdivision to the north, an apartment
complex, and commercial retail center to the east, and West Monte Vista Avenue to the south.
The 3-story buildings are setback a minimum of 75 from the north and east property lines and
buffered by landscaping and parking. The buildings along the West Monte Vista frontage are
setback a minimum of 20’ from the property line and also buffered by landscaping. The
buildings will be in scale with the buildings in the surrounding area.
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b)

There are no scenic or historic resources on the project site. A site visit conducted by staff on
June 28, 2021 confirmed the property is currently undeveloped and has no historic buildings, or
other distinctive natural or historic resources. State scenic highways refer to those highways
that are officially designated by the California Department of Transportation (Caltrans) as
scenic. There are currently no highways in the General Plan study area eligible or officially
designated as scenic highways by The Master Plan of State Highways Eligible for Official
Scenic Highway Designation. The nearest State scenic highway is State Highway 5, which is
designated scenic from the Merced county line to the San Joaquin County line. State Highway 5
is located approximately 20 miles from the project site. Due to the distance and intervening
topography the project site would not be visible.

Located in an urbanized area and surrounded by a mix of residential and commercial uses the
residential project is proposed to be constructed on an undeveloped parcel zoned for
residential use. The proposed buildings will develop in accordance with City standards in the
General Plan Urban Design Element, Zoning Ordinance, and the adopted design guidelines. The
change in materials, finishes, colors, architectural features, and balconies are used to minimize
the visual impact of the large buildings and will provide a visually pleasing project. The General
Plan notes that new development that implements the General Plan Urban Design Element
creates a more aesthetically pleasing character for the City. While evaluation of visual impacts
is subjective, any development of the site would affect the existing visual character of the
undeveloped site; however, using the design elements noted above the project meets the intent
of the General Plan Urban Design Element, Zoning Ordinance, and the adopted design
guidelines and would not conflict with applicable zoning or regulations governing scenic
quality.

d) The development of the project area will produce additional light and glare from required on-site

lighting. In accordance with the Turlock Municipal Code and the Turlock General Plan, all types
of illumination generated by the project shall not be a source of light and glare upon adjoining
properties. The Turlock General Plan EIR concludes that any new development has the potential
to create new sources of light and glare; but would generally not be out of character with the
existing urban environment, and would not rise to a level of being significant. The project will
implement design measures to ensure the potential light and glare impacts are less than
significant level.

Sources: City of Turlock, General Plan and MEIR, 2012; Aesthetics and Visual Resources, City Design

Element, 2012; City of Turlock, Standard Specifications, Section 18; City of Turlock Beautification
Master Plan, 2003; Caltrans Scenic Highway Program;

Mitigation:

None
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Potentially | Less Than | Less Than | No
Significant | Significant | Significant | Impact
Impact Impact Impact

With

Mitigation

2. Agriculture and Forestry Resources - In determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may refer to the California Agricultural Land
Evaluation and Site Assessment Model (1997) prepared by the California Department of
Conservation as an optional model to use in assessing impacts on agriculture and farmland. In
determining whether impacts to forest resources, including timberland, are significant environmental
effects, lead agencies may refer to information compiled by the California Department of Forestry and
Fire Protection regarding the states inventory of forest land, including the Forest and Range
Assessment Project and the Forest Legacy Assessment Project, and forest carbon measurement
methodology provided in Forest Protocols adopted by the California Air Resources Board. Would the
project:

a)

Convert Prime Farmland, Unique
Farmland, Farmland of  Statewide
Importance (Farmland), as shown on the
maps prepared pursuant to the Farmland
Mapping and Monitoring Program of the
California Resources agency, to non-
agricultural use?

b)

Conflict with existing zoning for agricultural
use of a Williamson Act contract?

c) Conflict with existing zoning for, or cause

rezoning of, forest land (as defined in
Public Resources Code section 12220(g)),
timberland (as defined by Public
Resources Code section 4526), or
timberland zoned Timberland Production
(as defined by Government Code section
51104(g))

d)

Result in the loss of forest land or
conversion of forest land to non-forest
use?

e)

Involve other changes in the existing
environment which, due to their location or
nature, could result in conversion of
Farmland, to non-agricultural use or
conversion of forest land to non-forest
use?
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Response:
a) The project is proposed to be developed on property designated as “Urban and Built-Up

Land“ on the 2016 Stanislaus County Important Farmland Map as compiled by the
California Department of Conservation, Farmland Mapping and Monitoring Program. The
infill property is currently undeveloped, surrounded by urban uses and no agricultural
uses on the property. Therefore, the project will not be converting prime farmland, unique
farmland, or farmland of statewide importance.

b) The property is not enrolled in Williamson Act contracts or adjacent to any properties that
are enrolled in the Williamson Act. The site is zoned for urbanized uses and will not
conflict with any agricultural zoning districts or land held in Williamson Act Contract.

c), d) The project site is located within the City of Turlock in an area designated for urban
uses. There are no forest lands or timberlands within the City of Turlock.

e) The site is currently designated for urban uses and is an infill site. The surrounding
properties are all developed with a mix of residential and commercial uses. Development
of the site will not involve changes in the existing environment which will result in
conversion of farmland or forest land as many of the properties in the area are already
developed with industrial and residential uses or are zoned for industrial and residential
uses.

Sources: CA Dept. of Conservation Farmland Mapping and Monitoring Program, 2016: City of Turlock,
General Plan, Land Use Element, 2012; City of Turlock, General Plan EIR, 2012;

Mitigation:

None
Potentially | Less Than | Less Than | No
Significant | Significant | Significant | Impact
Impact Impact Impact
With
Mitigation

3. Air Quality - Where available, the significance criteria established by the applicable air quality
management district or air pollution control district may be relied upon to make the following
determinations. Would the project:

a) Conflict with or obstruct implementation of
the applicable air quality plan? X

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

10
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c) Expose sensitive receptors to substantial
pollutant concentrations? X

d) Result in other emissions (such as those
leading to odors adversely affecting a X
substantial number of people?

Response:
a), b), c) The project will not conflict with, or obstruct, implementation of the 2007 PM10

Maintenance Plan, the 2016 Ozone Plan, or the 2012, 2015 and 2018 PM2.5 Plan or
related subsequent progress reports of these plans. SUIVAPCD has established
thresholds for ROG, NOx, PM 10 & PM 2.5 emissions. The project will be subject to
San Joaquin Valley Air District rules and regulations designed to control criteria
pollutants, such as Rule 9510 and Regulation VIIIl. The project is required to obtain
these permits to construct and operate. As such, the project is not expected to
cause a conflict with, or obstruct implementation of applicable air quality plans.

Based on the CalEEMod 2020.4.0 analysis run on June 28, 2021, the project is
located in an urbanized area surrounded by commercial and residential uses in
Climate Zone 3, wind speeds 2.7 m/s, and 45 days precipitation frequency. When the
construction emissions and operational emissions were calculated in the
CalEEMOD models, it was found that emissions would not exceed the established
Air Quality Thresholds of Significance for both Construction and Operational
Emissions for ROG (10 tons per year), NOx (10 tpy), CO (100 tpy), PM 10 (15 tpy) &
PM 2.5 (15 tpy) emissions. The construction emissions and operational emissions
calculated in the CalEEMOD 2020.4.0 model, will not exceeded 5 tons per year for
each of the established thresholds for ROG, NOx, PM 10 & PM 2.5.

Overall Construction Emissions
CalEEMOD 2020.4.0: ROG 3.4418 tpy, NOx 2.9780 tpy, CO 3.3355 tpy SO2 7.7600e-
003 tpy, PM, 0.6608 tpy and PM 50.3068 tpy.

Overall Operational Emissions
CalEEMOD 2020.4.0: ROG 2.7742 tpy, NOx 2.0655 tpy, CO 11.7936 tpy SO2 0.0233
tpy, PMs, 2.0165 tpy and PM, 50.5819 tpy.

Furthermore, to ensure compliance with District standards the mitigation measures
identified below will be incorporated as conditions of approval for the project.

The project will not violate any air quality standards, result in cumulatively
considerable net increase of any criteria pollutant, or expose sensitive receptors to
substantial pollutant concentrations. Compliance with the General Plan policies and
standards, and the SJVAPCD Rules and Regulations is expected to reduce the
project impacts; however, the Turlock General Plan EIR found that there would be
significant and unavoidable air quality impacts even with implementation of these
measures with the build out of the General Plan primarily due to local and regional
vehicle emissions generated by future population growth associated with the build

11
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out of the proposed plan. A Statement of Overriding Considerations has been
adopted as part of that process.

Additionally, the City of Turlock adopted an Air Quality and Greenhouse Gas
Emissions Element demonstrating that the General Plan would reduce greenhouse
gas emissions. Compliance with the State’s greenhouse gas emissions targets for
2030 relied on the adoption of the regional Sustainable Communities Strategy
(SCS). StanCOG’s SCS has been adopted and was approved by the California Air
Resources Board. StanCOG has found that the City of Turlock’s General Plan
complies with the SCS. This project is consistent with the General Plan; therefore,
the project is expected to have a less than significant impact on greenhouse gas
emissions.

d) The proposed residential development will not produce other pollutants such as odors.
The proposed development is not expected to expose sensitive receptors to increased
pollutants. The project may produce odors during the construction phase, however, these
impacts are short-term in nature and are anticipated to be of a less-than-significant
impact.

Sources: San Joaquin Valley Unified Air Pollution Control District 2016 Plan for the 2008 8-Hour
Ozone Standard, 2010 PM-10 Maintenance Plan, 2012 and 2015 PM-2.5 Plan; SIVAPCD's
Guide For Assessing and Mitigating Air Quality Impacts (revised March 19, 2015); California Air
Resources Board Air Quality and Land Use Handbook; A Community Health Perspective;
Turlock General Plan EIR, 2012, Turlock General Plan, Air Quality and Greenhouse Gas
Element Section, 2012; Statement of Overriding Considerations (Turlock City Council Resolution
2012-1566); StanCOG Regional Transportation plan/Sustainable Communities Strategy Letter. of;
Consistency for the Turlock General Plan dated January 25, 2015; SIVUAPCD (June 2005) Air
Quality Guidelines for. General Plans; MDP 2021-08 (Monte Vista Apartments) CalEEMod Air.
Quality Analysis report dated June 28, 2021 available upon request;

Mitigation:

1. The applicant shall comply with all applicable San Joaquin Valley Air Pollution Control
District rules and regulations. The applicant shall contact the SUIVAPCD prior to
submitting an application for a building, grading and/or encroachment permit.
Compliance with Rule 9510 shall be demonstrated to the Planning Division prior to the
issuance of a building permit.

Potentially Less Than Less Than | No
Significant Significant | Significant | Impact
Impact Impact With | Impact

Mitigation

4. Biological Resources - Would the project:

12
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CITY OF TURLOCK

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

b)

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

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

d)

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

Conflict with any local policies or
ordinances  protecting  biological
resources, such as a ftree
preservation policy or ordinance?

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

13
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Response:
a) The General Plan states that the Study Area contains mostly human-modified habitats, with

almost all the land being urban (52%) or under agricultural production (46%). The General
Plan further states that development proposed under the General Plan would be situated on
infill sites or land contiguous to existing development. The proposed residential
development is an infill project proposed to be constructed on an undeveloped parcel.
Located in an urbanized area the project site is surrounded by a mix of residential and
commercial uses. The proposed project would not have any direct effects on species,
riparian habitat, wetlands, nor would it interfere with the movement of any resident or
migratory fish, conflict with policies protecting biological resources or the provisions of an
adopted Habitat Conservation Plan. Virtually all of the land within the urban boundaries of
Turlock, as well as unincorporated land within the City’s Sphere of Influence, have been
modified from its native state, primarily converted into urban or agricultural production. The
site has been actively cleared for many years.

The California Natural Diversity Database has identified two special-status species within
the General Plan Study area, the Swainson’s Hawk and the Hoary bat. While the General
Plan Study Area does not contain land that is typical for the Hawk’s breeding and nesting, it
is presumed to be present and mitigation measures have been incorporated to address any
potential impacts. The proposed project site is undeveloped. The Hoary bat is not listed as
a Species of Special Concern by the California Department of Fish and Wildlife but it is
monitored in the CNDDB. The subject site is out of the area in which the Hoary bat is
presumed to be present. Due to the property’s proximity to urban development, the
property has little habitat value for these species. Mitigation measures identified in the
General Plan EIR, (General Plan Policy 7.4-d), consistent with the comments received on the
Turlock General Plan, have been added to the project to reduce the impacts of the project to
a less than significant level. The General Plan concludes that potential impacts on
biological resources would be reduced to less than significant through implementation of
General Plan policies, as well as regional, State, and federal regulations.

b)

There are no rivers, lakes or streams located within the City of Turlock. There are no
irrigation facilities, such as canals, located on or adjacent to the project site. Therefore, the
project will have no impact on riparian habitats or species.

c) The General Plan EIR identifies the federally protected wetlands located within the City of

Turlock and the surrounding Study Area. These areas are located west of Highway 99 and
are not identified on the subject property.

d) The project is located within the City of Turlock in an urbanized and developed area. No

migratory wildlife corridors have been designated on, near or through the project site;
therefore, the project would not impede the movement of any resident or migratory fish or
wildlife species. The General Plan identifies mitigation measures that will be incorporated in
to the project requiring the investigation of the existence of any wildlife nursery sites on the
project site.
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e) There are no natural features on the undeveloped property that offer habitat opportunities
except the land itself which could potentially offer foraging habitat for Swainson’s Hawk.
The land has been a grassy field, kept clear for a humber of years. See “a” above for
mitigation measures.

f) There is no Habitat Conservation Plan, Natural Conservation Community Plan, other
approved local or regional conservation plan that encompasses the project site.

Sources: California Dept. of Fish & Wildlife: Natural Diversity Data Base; California Native Plant
Protection Act; U.S. Dept. of Agriculture: Land Capability Classification Maps,; California Dept. of
Conservation: Important Farmlands Maps & Monitoring Program; Stanislaus County Williamson
Act Contract Maps; Turlock General Plan, Conservation Element, 2012; US Fish and Wildlifs
Service— Recovery Plan for. Upland Species of the San Joaquin Valley, 1998
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