CITY OF TURLOCK
INITIAL STUDY CHECKLIST

1. Project Title: Planned Development 280 (PD 280),
Vesting Tentative Subdivision Map 2021-02
(Balisha Ranch)

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

3. Contact Person and Phone Number: Katie Quintero
(209) 668-5640

4. Project Location: 2930 E. Tuolumne Road
(Stanislaus County APNs 073-16-06)

5. Project Sponsor’s Name and Address: Woodward Partners, LLC
130 Julia Loop,
Danville, CA 94506

6. General Plan Designation: Very Low Density Residential (VLDR)
7. Master Plan: East Tuolumne Master Plan
8. Zoning: Very Low Density Residential(R-E)

9. Description of the Project:

The project applicant proposes to subdivide approximately 17.4 acres into 50 single-family residential
lots and one approximately .86-acre storm drainage basin within the East Tuolumne Master Plan
(ETMP) Area. A Planned Development is proposed to allow for various deviations from the Very Low-
Density Residential development standards in the East Tuolumne Master Plan (ETMP) detailed below.
A dual use drainage basin will be installed and landscaped to handle the stormwater for the
development as well as provide an open space area. The development will meet the required density of
the Very Low-Density Residential Zoning District with a proposed density of 3 units per acre but
exceptions to the 14,500 square foot minimum lot size are proposed as follows:

Lots 1 through 6 = 12,000 square feet;
Lots 7 through 15 and 22 through 32= 8,600 square feet
Lots 16 through 21= 8,000 square feet
Lots 33 through 37= 7,500 square feet

Lots 38 through 50= 11,000 square feet
Exceptions to the required setbacks are requested as detailed below:
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Deveopment Standards forall lots

ETMP Required Standard Proposed Planned
Development

Minimum Lot Width 90’ minimum 70" minimum
Cul-De-Sac Minimum 60" minimum 40" minimum
Frontage

Corner Yard Setbacks:

Living Space (1% Story) 25' minimum 20" minimum
Living Space (2" Story) 30’ minimum 25’ mini mum
Garage 35’ minimum 25" minimum

Development Standards for lots 7 through 39

ETMP Required Standard Proposed Planned
Development

Front Yard Setbacks:

Porch 20’ minimum 15’ minimum
Living Space (1%t Story) 25 minimum 20’ minimum
Living Space (2™ Story) 30" minimum 25’ mini mum
Garage 35’ minimum 25 minimum

10. Surrounding Land Uses and Setting: (Briefly describe the project’s surroundings)

The project site is located within the East Tuolumne Master Plan area that was amended on
December 9, 2014. The project site is currently 19.7 acres and is developed with two single
family homes as well as an irrigate walnut orchard. A parcel map application is in process to
split the 19.7-acre property into three lots. The split will create one 1.18-acre lot with one single
family home, one 1-acre lot with one single family home and a 17.4-acre parcel as a remainder.
The project is proposed on the 17.4-acre remainder.

The property is bounded on the north by E. Tuolumne Road. Across E. Tuolumne Road to the
north are two single family subdivisions currently under construction. To the east of the project
site is a 11.42-acre parcel zoned very low density residential within the East Tuolumne Master
Plan area currently developed with a single-family home. To the south and west of the project
site are developed single family home subdivisions.

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

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

12. 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?
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The Yokuts tribe was contacted in writing on July 14, 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.

13. 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@ 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, Waste Water Master Plan, 1991 (Draft Update 2014)

City of Turlock, Storm Water Master Plan, 2013 (Adopted 2016)

City of Turlock, Urban Water Management Plan, 2010 (Adopted 2011) (2015 Update

Adopted in 2016

City of Turlock, Sewer System Master Plan, 2013

e Turlock Municipal Code

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

e Mitigated Negative Declaration for Prezone 2005-01 (East Tuolumne Master Plan).

o Traffic Analysis for East Tuolumne Master Plan — KD Anderson & Associates, Inc., August
2014

e Mitigated Negative Declaration for General Plan Amendment 2014-01, Rezone 2014-01
(East Tuolumne Master Plan Amendment) SCH#201406268 Adopted December 9,
2014, City Council Resolution 2014-205, City Council Resolution 1204-CS.

e Phase | Environmental Site Assessment May 19, 2021 prepared by Quality Control

Southwest, Inc.
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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 Environmental Impact Report (EIR), development in
the project area would result in significant, and unavoidable, impacts in the areas of
transportation/traffic, 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 the
mitigation measures referenced 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 the General
Plan EIR, as well as the standards in the East Tuolumne Master Plan and the Turlock Municipal
Code, that 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 List, compiled pursuant to California Government Code Section 65962.5.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below ( X ) could be potentially affected by this project. However,
these impacts would result in a less than significant on the environment by incorporating appropriate
mitgaton measures.

. Hazards & Hazardous .
Aesthetics Materials X Transportation
X Agricuitural 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
. Mandatory Findings of
X Cultural Resources X Noise X Significance
X Energy Population/Housing
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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
Statements of Overriding Considerations, are adequate to mitigate the impacts from the
proposed project where feasible, and are hereby incorporated by reference.

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.

| find that although the proposed project could have a significant effect on the environment,
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there will not be a significant effect in this case because revisions in the 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.

| 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.

GL( (Dtu;%w%ﬁ 7/21/na)

Signature Date
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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).

2) 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.

3) 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.

4) “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).

5) 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.

6) 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.
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7) Supporting Information Sources: A source list should be attached, and other sources used or
individuals contacted should be cited in the discussion.

8) 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.

9) 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 project:

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) I the project is in an
urbanized area, would the project conflict

with  applicable zoning and other
regulations governing scenic quality?
d) Create a new source of substantial light or X

glare which would adversely affect day or
nighttime views in the area?

Response:
a) The proposed project is located in a primarily urbanized area surrounded by a mix of residential

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 35-feet in overall height, which is within the
maximum height limit allowed in the Low Density and Very Low Zoning Districts. The maximum
height limit in the surrounding residential zoning districts is 35-feet, therefore the buildings will
be in scale with the surrounding buildings. Pursuant to CEQA §15162, the project will not create
any adverse aesthetic impacts that warrant additional environmental documentation over and
above the impacts addressed in the Turlock Area General Plan EIR.
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b)

There are no scenic or historic resources on the project site. A site visit conducted by staff on
July 28, 2021 confirmed the property currently 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.

c)

The project would convert vacant land to urban uses, thereby changing the existing visual
character and quality of the site. The proposed project is consistent with the East Tuolumne
Master Plan subdivision design and circulation system. The policies contained in the General
Plan and the East Tuolumne Master Plan will ensure that residential development within the
subdivision will include visual interest and variety and are designed to be compatible with the
surrounding neighborhoods. Streetscapes will include landscaping to enhance the visual
quality within the project area. To insure compliance with this standard, the project specific
mitigation measures have been incorporated into the project to reduce the impact to a less than
significant level.

d)

The development of the project area with approximately 50 single-family dwellings will produce
additional light and glare from street lighting and on-site security lighting. Pursuant to CEQA
§15162, the project will not create any impacts that warrant additional environmental
documentation over and above the impacts addressed in the Turlock Area General Plan EIR. In
accordance with the Turlock Municipal Code, all types of illumination in the master plan area
shall not be a source of light and glare upon adjoining developments. To insure compliance with
this standard, the project specific mitigation measures have been incorporated into the project to
reduce the impact to a 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;

10
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Mitigation:

1. Prior to the issuance of a building permit, the developer shall submit proposed house plans
(including both master plans and custom-built homes) to the Planning Division for review and
approval to ensure compliance with Chapter 3 (Community Character and Design Guidelines) of
the East Tuolumne, and General Plan Policy 3.7-q (Visual interest and compatibility in residential
design).

2. Prior to the approval of a grading and/or encroachment permit, the developer shall submit an
improvement plan and landscaping plan for review and approval by the Planning Division to
ensure that public rights-of-way are developed in accordance with Chapter 2 (Circulation) of the
East Tuolumne Master Plan and General Plan Policy 6.3-d (Provide attractive, landscaped
streetscapes).

3. Prior to the issuance of a building permit, a lighting plan shall be submitted to the Planning
Division for review and approval to ensure that all lighting is designed to confine light spread
within the site boundaries. Lighting shall not become a source of glare for adjoining residential
properties.

4. Lighting shall be oriented to minimize impacts upon existing and planned residences. Future
residential developments shall mitigate the impacts of light and glare sources through project
design.

5. Sources of high illumination shall be separated from light-sensitive receptors.

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

With

Mitigation

2. Agriculture and Foresiry 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 X
Mapping and Monitoring Program of the
California Resources agency, to non-
agricultural use?

11

























































































































