






























































San Joaquin Valley Air Pollution Control District 
Indirect Source Review (ISR) - Air Impact Assessment (AIA) 

Residential/Non-Residential/Mixed-Use Application Form 
A. Applicant Information 

Applicant/Business Name: PDK Hospitality, LLC 

HEALTHY 
AIR 
LIVING .. 

Mailing Address: 1707 W Fremont Street City: Stockton State: CA I Zip: 95203 

Contact: Jai Patel Title: 

Is the Applicant a licensed state contractor? D Yes, please provide State License number: 

Phone: (209) 483-0450 Fax: Email: jaipatel@yahoo.com 

B. Agent Information (if applicable): lf an Agent is signing the Air Impact Assessment Application on behalfofthe Applicant, a 
signed letter from the Applicant giving the Agent authorization is required. 

Agent/Business Name: RED Inc. Architects 

Mailing Address: 1217 J. Street City: Modesto State: CA I Zip: 95354 

Contact: David Burkett Title: Principle Architect 

Phone: (209) 522-8900 Fax: Email: david@redincarchitects.com 

C. Project Information 

Project Name: Truby Hilton- West Lodi Tract Number(s) (if known): 055-320-66 

Project Location I Street:6125 W Banner Street City: Lodi I Zip:95242 

Cross Streets: Highway 12 I County: San Joaquin County 

Permitting Agency: San Joaquin County I Planner: Giuseppe Sanfilippo I Contact Number: (209) 468-0227 

Mailing Address: 1810 E. Hazelton Avenue City: Stockton I State: CA I Zip: 95205 

Permit Type and Number (if known): Subject to Project-Level Discretionary Approval? D Yes 

Site Approval Last Project-Level Discretionary Approval Date: __ 

PA-2200142 Last Project-Level Ministerial Approval Date: _ _ 

D. Project Description 

Please briefly describe the project (e.g.: 300 multi family residential units apartments and 35,000 square feet of commercial uses): 

4 story ; 40,925sf; 81 guestroom hotel with an outdoor patio area and 84 parking stalls 

Please check the box next to each applicable land use below: Select land use setting below: 
Commercial/ Retail D Educational D Office D Warehouse D Urban Rural D Residential D Government D Industrial D Distribution Center 

D Recreational ( e.g. park) D Medical D Manufacturing OOther: __ 

E. Notice of Violation F. Voluntary Emission Reduction Agreement 

Is this application being submitted as a result of receiving a Is this project part of a larger project for which there is a Voluntary 
Notice of Violation (NOV) from the District? Emission Reduction Agreement (VERA) with the District? 

No Yes,NOV# __ No Yes, VERA# __ 

G. Optional Section 

Do you want to receive information about the Healthy Air Living Business Partners Program? No 

FOR APCD USE ONLY 

Filing Fee Check 
Date Stamp: Finance Date Stamp: Permit 

Received: #: RECEIVED 

Date Paid: Project 
Sept. 29, 2022 
Permits Services 

Applicant #: C-303728 #: C-20220437 SJVAPCD 

Central Region Office: 1990 E. Gettysburg Ave. Fresno, CA 93726-0244 TEL (559) 230-6000 FAX (559) 230-6061 WEB www.valleyair.org 
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H. Parcel and Land Owner Information 

APN (000-000-00 Format) Gross Acres Land Owner 

1. 055-320-66 2.71 PDK Hospitality, LLC 
2. 

3. 

4. 

Additional sheets for listing APN numbers can be found on the District's website at www.valleyair.org. 

I. Project Development and Operation 

Will the project require demolition of existing structures? I 
D Yes, complete 1-1 I ■ No, complete 1-2 

1-1. Demolition 

Total square teer 01 .. 
~ 

•~ h,,. .dP.mnlished: Number of Building Stories: ~ UJ . 
Demolition Start Date (Month/Year): Number or uays J.U1 

. . . 

1-2. Timing 

Expected number of work days per week during construction? Will the project be developed in multiple phases? 

■ 5 days D 6 days D 7 days D Yes, complete 1-3 ■ No, complete 1-4 

1-3. Phased Site Development and Building Construction 

-=n to the information below the applicant may submit a phase specific activity timeline. The phase specific activity timeline 
2.._e found on the District's website at www.va lleyair.org. 

S~ Construction (Month/Year) : Gross Acres: 

1 
End of C~ ction (Month/Year): Net Acres (area devoted to buildings/structures): 

First Date of Oc~ n (Month/Year) : Paved Parking Area(# of Spaces): 

Building Square Foota~ Number of Dwelling Units: 

Start of Construction (Month/~ Gross Acres: 

2 
End of Construction (Month/Year): ""-.. Net Acres (area devoted to buildings/structures): 

First Date of Occupation (Month/Year) : ""-.. Paved Parking Area(# of Spaces): 

Building Square Footage: ""-.. Number of Dwelling Units: 

Stat1 of Construction (Month/Year): ~ ~ ross Acres: 

3 
End of Construction (Month/Year): N~ s (area devoted to buildings/structures): 

First Date of Occupation (Month/Year): Paved P~ Area (# of Spaces): 

Building Square Footage: Number ofDw~ nits: 

Start of Construction (Month/Year): Gross Acres: ""-.. 
4 

End of Construction (Month/Year): Net Acres (area devoted to bu~ structures): 

First Date of Occupation (Month/Year): Paved Parking Area(# of Spaces): ' Building Square Footage: Number of Dwelling Units : ' Additional sheets for phasing information can be found on the District's website at www.vall eyair.org. " 
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1-4. Single Phase Development 

Start of Construction (Month/Year): January 2023 Gross Acres: 2. 71 

End of Construction (Month/Year): October 2023 Net Acres (area devoted to buildings/structures): 0.25 

First Date of Occupation (Month/Year): November 2023 Paved Parking Area ( # of Spaces): 84 

Building Square Footage: 40,925sf Number ofDwelling Units: 81 Guestrooms 

J. On-Site Air Pollution Reductions (Mitigation Measures) 

Listed below are categories of possible mitigation measures that will reduce a project's impact on air quality. If a category is 
applicable to the project, check "Yes", and please complete the corresponding page to identify specific mitigation measures within 
that category. If a category is not applicable to the project, check "No" and provide justification for not selecting the measure(s). 

I. Construction Clean Fleet (making a commitment to using a construction fleet that will achieve the emission reductions required by 
District Rule 9510) 

□ Yes, please complete mitigation measure I 

■ No, please provide justification: Other mitigation measures will be used at this time. 

2. Land Use/Location (e.g. increased density, improve walkability design, increase transit, etc.) 

■ Yes, please complete applicable mitigation measures 2a through 2/ Note: Project is in a rural, freeway service area surrounded by 

D No, please provide justification: farmland with no dwelling units in specified radius 

3. Neighborhood/Site Enhancements (e.g. improve pedestrial network, traffic calming measures, NEV network, etc.) 

■ Yes, please complete applicable mitigation measures 3a through Jc 

D No, please provide justification: Note: Project is in a rural, freeway service area with limited pedestrian or transit connections. 

4. Parking Policy/Pricing ( e.g. parking cost, on-street market pricing, limit parking supply, etc.) 

□ Yes, please complete applicable mitigation measure 4a through 4e 
■ No, please provide justification: Municipal and Hotel Brand parking ratios exceeds ITE ratio. 

5. Commute Trip Reduction Programs (e.g. workplace parking charge, employee vanpool/shuttle, ride sharing program, etc.) 

□ Yes, please complete applicable mitigation measures 5a through 5/ 

■ No, please provide justification: Other mitigation measures will be used at this time. 

6. Building Design (e.g. woodstoves or fireplaces) 

□ Yes, please complete mitigation measure 6 

■ No, please provide justification: No gas or wood fireplaces in hotel design 

7. Building Energy (e.g. exceed title 24, electrical maintenance equipment) 

■ Yes, please complete applicable mitigahon measures 7a through 7b 

D No, please provide justification: 

8. Solar Panels ( e.g. incorporate solar panels in the project) 

□ Yes, please complete applicable mitigation measure 8 Project will provide structural infrastructure for future installation of 
■ No, please provide justification: solar panels on roof per CBC 2019 requirements 

9. Electric Vehicle (EV) Charger (e.g. incorporate EV charger(s) in the project) 

■ Yes, please complete applicable mitigation measure 9 

□ No, please provide justification: 

K. Review Period 

You may request a five (5) day period to review a draft of the District's analysis of your project before it is finalized. However, if you 
choose this option, it will delay the project's finalization by five (5) business days. 

■ I request to review a draft of the District's analysis. 
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L. Fee Deferral Schedule 

If the project's on-site air pollution reductions (mitigation measure) insufficiently reduced air pollution as outlined in Rule 9510, an 
off-site fee is assessed based on the excess air pollution. The money collected from this fee will be used by the District to reduce air 
pollution emissions 'off-site' on behalf of the project. 

An Applicant may request a deferral of all or part of the 'off-site' fees up to, but not to exceed, the start date of construction. The start 
of construction is any of the following, whichever occcurs first: start of grading, start of demolition, or any other site development 
activities not mentioned above. 

D I request a Fee Deferral Schedule, and have enclosed the Fee Deferral Schedule Application. 

The Fee Deferral Schedule Application, can be found on the District's website at www.vall eyair.org . 

M. Change of Project Developer 

The Applicant assumes all responsibility for ISR compliance for this project. If the project developer changes, the Applicant must 
notify the Buyer, and both Buyer and Applicant must file a 'Change of Project Developer' form with the District. If there is a change 
of project developer, and a 'Change of Project Developer' form is not filed with the District, the Applicant will remain liable for ISR 
compliance. 

The Change of Project Developer form can be found on the District's website at www.vall eyair.org. 

N. Attachments 

Required: If applicable: 

■ Tract Map or Project Design Map ■ Letter from Applicant granting Agent authorization 

■ Vicinity Map 0 Fee Deferral Schedule Application 

■ Application Filing Fee 0 Monitoring & Reporting Schedule 
$841.00 for mixed use and non-residential projects OR 

■ Supporting documentation for selected Mitigation Measures $562.00 for residential projects only 

0. Certification Statement 

I ce1iify that I have reviewed and completed the entire application and hereby attest that the information relayed within is true and 
correct to the best of my knowledge. I commit to implementation of those on-site mitigation measures that I have selected above. I 
am responsible for notifying the District if! will be unable to implement these mitigation measures. If a committed mitigation 
measure is not implemented, the project may be re-assessed for air quality impacts. 

(An authorized Agent may sign the form in lieu of the Applicant if an authorization letter signed by the Applicant is provided). 

Name (printed): David Burkett Title: Princi12al Architect 

Signature: h)~ Date: 09/28/2022 
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FEHR,f PEERS 

Memorandum 
Date: 

To: 

From: 

March 21, 2023 

Jai Patel 

Carly Hoyt, Ron Milam - Fehr & Peers 

Subject: VMT Assessment for the Truby Hilton Hotel Development Project in San 
Joaquin County 

RS23-4254 

This memorandum summarizes the vehicle miles traveled (VMT) impact assessment for the 

proposed Tru by Hilton Hotel Development Project located in Unincorporated San Joaquin 

County. This assessment is intended to comply with California Environmental Quality Act (CEQA) 

Section 15064.3 requirements. The proposed project includes an approximately 38,600 square 

foot hotel with 80 rooms. The project site is located between Thornton Road and N Flag City 

Boulevard, south of Highway 12 and north of W Banner Street. Parcels directly north, east, and 

west of the project site are undeveloped; south of the project site is the Flag City RV Resort. 

Access to the proposed project would be provided by W Banner Street. 

Regulatory Framework 

Senate Bill 7 43 

Senate Bill (SB) 743 was signed into law in 2013 and changed the way transportation impact 

analyses are being prepared. Instead of analyzing the impact of land use projects on drivers using 

metrics like delay and level of service (LOS), transportation impacts are now based on the effects 

of driving as measured using VMT. The specific changes are codified in Section 15064.3 of the 

CEQA Guidelines, which states that generally, vehicle miles traveled is the most appropriate 

measure of transportation impacts. And, according to 15064.3(a), "Except as provided in 

subdivision (b)(2) (regarding roadway capacity), a project's effect on automobile delay shall not 

constitute a significant environmental impact.". The provisions of 15064.3 have applied statewide 

since July 1, 2020. 

While the CEQA Guidelines do not contain detailed guidance for individual land uses, Section 

15064.3(b)(1) recommends, "Projects that decrease vehicle miles traveled in the project area 

555 Capito l M all I Suite 510 I Sacra mento, CA 958 14 I (916) 329-7332 I Fax (9 '16) 773 -201 5 

www. fehrandpeers.co m 
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compared to existing conditions should be presumed to have a less than significant transportation 
impact." 

Office of Planning & Research Technical Advisory 

To aid lead agencies with SB 743 implementation, the Office of Planning & Research (OPR) 

produced the Technical Advisory: On Evaluating Transportation Impacts in CEQA (December 

2018). The Technical Advisory helps lead agencies think about the variety of implementation 

questions they face with respect to shifting to a VMT metric. This guidance does not address hotel 

land uses, but offers recommendations for local serving retail uses that may be applicable under 

some circumstances. 

Page 17 of the Technical Advisory generally describes retail development including stores less 

than 50,000 square feet as locally-serving. In the context of CEQA, it concludes that locally-serving 

retail may be found to have a less-than-significant transportation impact. The general premise 

behind this recommendation is that locally-serving retail developments rarely generate new trips, 

rather they result in a redistribution of existing trips (e.g., people will go to the grocery store 

regardless, therefore, providing a new grocery store will simply redistribute trips from existing 

grocery stores). 

The Technical Advisory does not provide specific threshold recommendations for "other" land use 

types, such as a hotel, and it states that lead agencies may develop their own specific thresholds. 

Therefore, San Joaquin County has discretion in choosing a suitable VMT impact analysis 

approach. 

San Joaquin County VMT Thresholds Study 

The San Joaquin County VMT Thresholds Study (San Joaquin County and GHD, 2020) includes 

screening criteria, methodology, and thresholds for VMT analysis. Although it does not explicitly 

note methodology or thresholds for hotel developments, it does include the following screening 

criteria for retail developments. 

• Consistent with recommendations in the OPR Technical Advisory, locally-serving retail 

projects, typically less than 50,000 square feet, are recommended to be screened from 

analysis. The VMT Thresholds Study recommends that the County retain the ability to 

require a market study, on a project-by-project basis, if in the County's judgement a 

"locally-serving" determination is questionable. The point of the market study is to help 

conclude whether the retail development can be deemed locally serving, or if it would 

qualify as regional serving. 
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VMT Assessment Approach 

Trips to/from hotel land uses differ from more common land use types such as residential, office, 

commercial, etc. For this reason, traditional analysis methods such as a travel demand model are 

not adequate for accurately quantifying the VMT a hotel would generate. When methods do not 

exist to accurately quantify a project's VMT, the CEQA Guidelines Section 15064.3(b)(3) allows for 

the use of qualitative analysis and recommends considering factors such as the availability of 

transit and proximity to other destinations to gauge potential VMT impacts. These factors 

influence the ability to access the project site by walking, biking, and transit while also 

contributing to shorter trip lengths for vehicle trips. This analysis also utilizes recent market 

reports for hotel developments in neighboring communities to evaluate existing supply and 

demand of hotels in the area. This is to help determine if the proposed project would result in 

new trips and potentially a net increase in total VMT, or if it can be presumed to result in a 

redistribution of existing trips. A final factor in the qualitative assessment is whether the approval 

of the project would encourage development in a travel efficient location (page 17 of the OPR 

Technical Advisory). 

VMT Assessment 

Like locally-serving retail developments, hotel developments rarely generate new trips, rather, 

they often result in a redistribution of existing trips. Hotels are not typically a destination; they are 

merely a stop on the way to the final destination. For a hotel to generate new trips (and new 

VMT), it would need to include unique features that attract new visitors to the area (e.g., Great 

Wolf Lodge located in Manteca or Wine & Roses in Lodi). The proposed hotel does not include 

any unique features that would justify it serving as a final destination. Additionally, the project 

does not affect the local or regional population, disposable income for travel, or the attractiveness 

of local destinations. The project's main effect is to increase hotel room supply creating more 

room choices for visitors. 

Occupancy Data 

Recent hotel occupancy data for the City of Lodi and City of Stockton was obtained for years 2021 

and 2022. Although the proposed project is in Unincorporated San Joaquin County, rather than 

the City of Lodi, two existing hotels located approximately¼ mile west of the proposed project 

(which are also located in Unincorporated San Joaquin County) are included in the City of Lodi 

hotel occupancy data set. Therefore, it is appropriate to include Lodi data in the occupancy 

analysis. City of Stockton data is appropriate because travelers on 1-5 that currently stay in City of 

Stockton may elect to stay at the proposed hotel once constructed. Table 1 displays the 

occupancy data. 
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City 

Lodi 

Stockton 

Average 

Hotel Occupancy Data 

68.6 

73.4 

71.0 

Notes: Occupancy data derived from the 2022 STR report obtained March 2023. 
Source: Fehr & Peers, 2023 

60.6 

63.2 

61.9 

As displayed, on average approximately 71 percent of rooms in the area were occupied in 2021 

and 62 percent of rooms in the area were occupied in 2022. This indicates that on an annual basis, 

supply does not exceed demand. Thus, a new hotel wou ld likely draw market share from other 

existing hotels in the area, thereby diluting the average occupancy for other hotels in the area. 

This is graphically displayed on Figure 1. 

Proximity to Other Destinations 

The proposed project is located within approximately¼ mile of multiple fast-food restaurants, 

gas stations, and a coffee shop (Starbucks). From a walkability perspective, hotel guests can easily 

access food without having to drive. The fact that access to the hotel is provided from W Banner 

Street (rather than Highway 12) increases the likelihood that guests may walk as they do not have 

to walk along the highway. Close proximity to gas stations allows guests traveling the 1-5 corridor 

to get gas without going out of their way (and increasing VMT) before getting back on the 

freeway. 

Travel Efficient Location 

Because the proposed project will likely serve as an overnight stop for individuals passing through 

the area, it is located in a travel efficient location with respect to highway commercial uses given 

its close proximity to 1-5 and Highway 12. The hotel is located approximately½ mile from the 

freeway and is adjacent to Highway 12. Therefore, it is in an efficient location for guests traveling 

along the 1-5 corridor or traveling on Highway 12, as the diverted trip length is very short. 

Conclusion 

The proposed project would increase the hotel room supply in the study area and offer another 

hotel choice near supporting food and gas services. As such, the project's main effect is to 

redistribute existing hotel trips without adding to the length of those trips. Based on the evidence 

presented above, the project is presumed to have a less-than-significant VMT impact. 




