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• Building commissioning. Mandatory inspections of energy systems (i.e., heat furnace, air 
conditioner, mechanical equipment) for nonresidential buildings over 10,000 square feet to 
ensure that all are working at their maximum capacity according to their design efficiencies 
(5.410.2). 

Model Water Efficient Landscape Ordinance. The Model Water Efficient Landscape Ordinance 
(Ordinance) was required by AB 1881 Water Conservation Act. The bill required local agencies to 
adopt a local landscape ordinance at least as effective in conserving water as the Model Ordinance by 
January 1, 2010. Reductions in water use of 20 percent consistent with (SBX-7-7) 2020 mandate are 
expected for the ordinance. Governor Brown’s Drought Executive Order of April 1, 2015 (EO B-29-
15) directed DWR to update the ordinance through expedited regulation. The California Water 
Commission approved the revised ordinance on July 15, 2015, which became effective on December 
15, 2015. New development projects that include landscaped areas of 500 square feet or more are 
subject to the ordinance. The update requires: 

• More efficient irrigation systems 
• Incentives for graywater usage 
• Improvements in on-site stormwater capture 
• Limiting the portion of landscapes that can be planted with high water use plants 
• Reporting requirements for local agencies. 

CEQA Guidelines.  

Section 15064.4(b) of the CEQA Guidelines provides direction for lead agencies for assessing the 
significance of impacts of GHG emissions: 

• The extent to which the project may increase or reduce greenhouse gas emissions as compared 
to the existing environmental setting; 

• Whether the project emissions exceed a threshold of significance that the lead agency 
determines applies to the project; or 

• The extent to which the project complies with regulations or requirements adopted to 
implement a statewide, regional, or local plan for the reduction or mitigation of greenhouse 
gas emissions. Such regulations or requirements must be adopted by the relevant public 
agency through a public review process and must include specific requirements that reduce 
or mitigate the project’s incremental contribution of greenhouse gas emissions. If there is 
substantial evidence that the possible effects of a particular project are still cumulatively 
considerable notwithstanding compliance with the adopted regulations or requirements, an 
EIR must be prepared for the project. In determining the significance of impacts, the lead 
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agency may consider a project’s consistency with the State’s long-term climate goals or 
strategies, provided that substantial evidence supports the agency’s analysis of how those 
goals or strategies address the project’s incremental contribution to climate change and its 
conclusion that the project’s incremental contribution is not cumulatively considerable. 

Section 15064.4(c) states that a lead agency may use a model or methodology to estimate greenhouse 
gas emissions resulting from a project. The lead agency has discretion to select the model or 
methodology it considers most appropriate to enable decision makers to intelligently take into 
account the project’s incremental contribution to climate change. The lead agency must support its 
selection of a model or methodology with substantial evidence. The lead agency should explain the 
limitations of the particular model or methodology selected for use. 

Section 156437 of the CEQA Guidelines includes the following discussion regarding thresholds of 
significance.  

(d) Using environmental standards as thresholds of significance promotes consistency in 
significance determinations and integrates environmental review with other environmental 
program planning and regulation. Any public agency may adopt or use an environmental 
standard as a threshold of significance. In adopting or using an environmental standard as a 
threshold of significance, a public agency shall explain how the particular requirements of 
that environmental standard reduce project impacts, including cumulative impacts, to a level 
that is less than significant, and why the environmental standard is relevant to the analysis of 
the project under consideration. For the purposes of this subdivision, an “environmental 
standard” is a rule of general application that is adopted by a public agency through a public 
review process and that is all of the following: 

(1) a quantitative, qualitative or performance requirement found in an ordinance, 
resolution, rule, regulation, order, plan or other environmental requirement; 

(2) adopted for the purpose of environmental protection; 

(3) addresses the environmental effect caused by the project; and, 

(4) applies to the project under review. 

CEQA emphasizes that the effects of GHG emissions are cumulative and should be analyzed in the 
context of CEQA’s requirements for cumulative impacts analysis (see CEQA Guidelines Section 
15130(f)). 

California Supreme Court GHG Ruling 
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In a November 30, 2015 ruling, the California Supreme Court in Center for Biological Diversity (CBD) v. 
California Department of Fish and Wildlife (CDFW) on the Newhall Ranch project, concluded that 
whether the project was consistent with meeting statewide emission reduction goals is a legally 
permissible criterion of significance, but the significance finding for the project was not supported by 
a reasoned explanation based on substantial evidence. The Court offered potential solutions to 
address this issue summarized below. 

Specifically, the Court advised that:  

• Substantiation of Project Reductions from BAU. A lead agency may use a BAU comparison 
based on the Scoping Plan’s methodology if it also substantiates the reduction a particular 
project must achieve to comply with statewide goals. The Court suggested a lead agency 
could examine the “data behind the Scoping Plan’s business-as-usual model” to determine 
the necessary project-level reductions from new land use development at the proposed 
location. 

• Compliance with Regulatory Programs or Performance Based Standards. “A lead agency 
might assess consistency with A.B. 32’s goal in whole or part by looking to compliance with 
regulatory programs designed to reduce greenhouse gas emissions from particular activities. 
(See Final Statement of Reasons, supra, at p. 64 [greenhouse gas emissions ‘may be best 
analyzed and mitigated at a programmatic level.’].) To the extent a project’s design features 
comply with or exceed the regulations outlined in the Scoping Plan and adopted by the Air 
Resources Board or other state agencies, a lead agency could appropriately rely on their use 
as showing compliance with ‘performance based standards’ adopted to fulfill ‘a statewide . . 
. plan for the reduction or mitigation of greenhouse gas emissions.’ (CEQA Guidelines § 
15064.4(a)(2), (b)(3); see also id., § 15064(h)(3) [determination that impact is not cumulatively 
considerable may rest on compliance with previously adopted plans or regulations, including 
‘plans or regulations for the reduction of greenhouse gas emissions’].)”  

• Compliance with GHG Reduction Plans or Climate Action Plans (CAPs). A lead agency 
may utilize “geographically specific GHG emission reduction plans” such as climate action 
plans or greenhouse gas emission reduction plans to provide a basis for the tiering or 
streamlining of project-level CEQA analysis. 

• Compliance with Local Air District Thresholds. A lead agency may rely on “existing 
numerical thresholds of significance for greenhouse gas emissions” adopted by, for example, 
local air districts. 

 

San Joaquin Valley Air Pollution Control District Regulations 



Selma Casitas Project EIR | Chapter 3 

CITY OF SELMA | Crawford & Bowen Planning, Inc.  3.4-28 

Climate Change Action Plan 

On August 21, 2008, the SJVAPCD Governing Board approved a proposal called the Climate Change 
Action Plan (CCAP). The CCAP began with a public process bringing together stakeholders, land use 
agencies, environmental groups, and business groups to conduct public workshops to develop 
comprehensive policies for CEQA guidelines, a carbon exchange bank, and voluntary GHG 
emissions mitigation agreements for the Board’s consideration. The CCAP contains the following 
goals and actions: 

• Develop GHG significance thresholds to address CEQA projects with GHG emission 
increases. 

• Develop the San Joaquin Valley Carbon Exchange for banking and trading GHG reductions. 
• Authorize use of the SJVAPCD’s existing inventory reporting system to allow use for GHG 

reporting required by AB 32 regulations. 
• Develop and administer GHG reduction agreements to mitigate proposed emission increases 

from new projects. 
• Support climate protection measures that reduce greenhouse gas emissions as well as toxic 

and criteria pollutants. Oppose measures that result in a significant increase in toxic or criteria 
pollutant emissions in already impacted areas. 

On December 17, 2009, the SJVAPCD Governing Board adopted “Guidance for Valley Land-use 
Agencies in Addressing GHG Emission Impacts for New Projects under CEQA,” and the policy 
“District Policy—Addressing GHG Emission Impacts for Stationary Source Projects Under CEQA 
When Serving as the Lead Agency.” The SJVAPCD concluded that the existing science is inadequate 
to support quantification of the impacts that project-specific GHG emissions have on global climatic 
change. The SJVAPCD found the effects of project-specific emissions to be cumulative, and without 
mitigation, their incremental contribution to global climatic change could be considered cumulatively 
considerable. The SJVAPCD found that this cumulative impact is best addressed by requiring all 
projects to reduce their GHG emissions, whether through project design elements or mitigation.47 

The SJVAPCD’s approach is intended to streamline the process of determining if project-specific 
GHG emissions would have a significant effect. Projects exempt from the requirements of CEQA, and 
projects complying with an approved plan or mitigation program, would be determined to have a 
less than significant cumulative impact. Such plans or programs must be specified in law or adopted 

 

47 San Joaquin Valley Air Pollution Control District. Guidance for Valley Land-Use Agencies in Addressing GHG Emission Impacts 

for New Projects under CEQA. December 17, 2009. https://files.ceqanet.opr.ca.gov/266135-4/attachment/5EbiYUzPctSBvAz2o1Fo2-
nBol4qzhrIz68B0H3TrwkfjSmB33khgXXhWT1x4CBG5jpV9DQlDxYrGZGc0. Accessed November 2024. 

https://files.ceqanet.opr.ca.gov/266135-4/attachment/5EbiYUzPctSBvAz2o1Fo2-nBol4qzhrIz68B0H3TrwkfjSmB33khgXXhWT1x4CBG5jpV9DQlDxYrGZGc0
https://files.ceqanet.opr.ca.gov/266135-4/attachment/5EbiYUzPctSBvAz2o1Fo2-nBol4qzhrIz68B0H3TrwkfjSmB33khgXXhWT1x4CBG5jpV9DQlDxYrGZGc0
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by the public agency with jurisdiction over the affected resources, and must have a certified final 
CEQA document. 

For non-exempt projects, those projects for which there is no applicable approved plan or program, 
or those projects not complying with an approved plan or program, the lead agency must evaluate 
the project against performance-based standards and would require the adoption of design elements, 
known as Best Performance Standards (BPS), to reduce GHG emissions. The BPS have not yet fully 
been established, though they must be designed to achieve a 29 percent reduction when compared 
with the BAU projections identified in ARB’s AB 32 2008 Scoping Plan. 

The SJVAPCD has not yet adopted BPS for development projects, so quantification of Project 
emissions is required. The SJVAPCD has not updated its guidance to address SB 32 2030 targets. 

San Joaquin Valley Carbon Exchange 

The SJVAPCD initiated work on the San Joaquin Valley Carbon Exchange in November 2008. The 
program would be a voluntary GHG emission reduction registry which would allow the SJVAPCD 
to quantify, verify, and track emissions and reductions generated within the San Joaquin Valley.48 
The program would promote early local GHG and criteria pollutant emission reductions.  

Local Regulations  

Regional Transportation Plan 

Fresno County Association of Governments (TCAG) is the Metropolitan Planning Organization 
(MPO) for Fresno County and has responsibilities as Fresno County’s Council of Governments 
(COG), transportation authority, and the Regional Transportation Planning Agency (RTPA). 

The Regional Transportation Plan (RTP) is a long-range plan that every MPO is required to complete. 
The plan is meant to provide a long-range, fiscally constrained guide for the future of Fresno County’s 
transportation system. The 2022 RTP plan extends to the year 2046 in its scope. As required by the 
Sustainable Communities and Climate Protection Act of 2008 (Senate Bill 375), the 2022 Regional 
Transportation Plan and Sustainable Communities Strategy (RTP/SCS) contains a Sustainable 
Communities Strategy that considers both land use and transportation together in a single, integrated 
planning process that accommodates regional housing needs and projected growth. The 2022 

 

48 San Joaquin Valley Air Pollution Control District. San Joaquin Valley Carbon Exchange Program, March 4, 2009. 

https://valleyair.org/programs/ccap/03-04-09/SJVCE%20-End%20Workgroup%20Phase%20-%202009%20March%2004.pdf. Accessed 
November 2024. 

https://valleyair.org/programs/ccap/03-04-09/SJVCE%20-End%20Workgroup%20Phase%20-%202009%20March%2004.pdf
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RTP/SCS meets the requirements of SB 375 and demonstrates how the integrated land use and 
transportation plan achieves the region’s mandated GHG emission targets for passenger vehicles.49 

City of Selma 2035 General Plan 

The City of Selma General Plan includes numerous policies aimed at reducing and controlling GHG 
emissions, as well as improving air quality. General Plan policies included in the Open Space, 
Conservation and Recreation chapter support the City’s objective to reduce emissions of GHGs that 
contribute to climate change in accordance with federal and state law (AQ-O-3) and are listed below.  

• Policy 5.19. Coordinate with other local and regional jurisdictions, including the San Joaquin 
Valley Air Pollution Control District (SJVAPCD) and the California Air Resources Board 
(ARB), in the development of regional and county clean air plans and incorporate the relevant 
provisions of those plans into City planning and project review procedures. Also coordinate 
with the SJVAPCD and ARB in:  
▪ Enforcing the provisions of the California and Federal Clean Air Acts, State and regional 
policies, and established standards for air quality;  
▪ Utilizing clean fuel for city vehicle fleets, when feasible; and  
▪ Developing consistent procedures for evaluating project-specific and cumulative air quality 
impacts of projects. 

• Policy 5.20. Require area and stationary source projects that generate significant amounts of 
air pollutants to incorporate air quality mitigation in their design, including:  
▪ The use of best available and economically feasible control technology for stationary 
industrial sources;  
▪ Discourage the use of wood burning heaters or pellet stoves in new residential units;  
▪ The use of new and replacement fuel storage tanks at refueling stations that are clean fuel 
compatible, if technically and economically feasible; and  
▪ The promotion of energy efficient designs, including provisions for solar access, building 
siting to maximize natural heating and cooling, and landscaping to aid passive cooling and to 
protect from winter winds. 

• Policy 5.21. Develop strategies to minimize the number and length of vehicle trips, which may 
include:  

 

49 Plan Fresno, Fresno Council of Governments. 2022 Regional Transportation Plan. https://www.planfresno.com/sustainable-

communities-strategies-fall-outreach/. Accessed November 2024.  

https://www.planfresno.com/sustainable-communities-strategies-fall-outreach/
https://www.planfresno.com/sustainable-communities-strategies-fall-outreach/
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▪ Promoting commercial/industrial project proponent sponsorship of van pools or club buses; 
▪ Encouraging commercial/industrial project day care and employee services at the 
employment site;  
▪ Encouraging the provision of transit, especially for employment-intensive uses of 200 or 
more employees; and ▪ Providing expansion and improvement of public transportation 
services and facilities. 

• Policy 5.22. Encourage transportation alternatives to motor vehicles by developing 
infrastructure amenable to such alternatives by doing the following where feasible: ▪ Consider 
right-of-way requirements for bike usage in the planning of new arterial and collector streets 
and in street improvement projects;  
▪ Require that new development be designed to promote pedestrian and bicycle access and 
circulation; and  
▪ Provide safe and secure bicycle parking facilities at major activity centers, such as public 
facilities, employment sites, and shopping and office centers. 

• Policy 5.23. Encourage land use development to be located and designed to conserve air 
quality and minimize direct and indirect emissions of air contaminants by doing the following 
where feasible:  
▪ Locate air pollution point sources, such as manufacturing and extracting facilities in areas 
designated for industrial development and separated from residential areas and sensitive 
receptors (e.g., homes, schools, and hospitals); establish buffer zones (e.g., setbacks, 
landscaping) within residential and other sensitive receptor uses to separate those uses from 
highways, arterials, hazardous material locations and other sources of air pollution or odor;  
▪ Consider the jobs/housing/balance relationship (i.e., the proximity of industrial and 
commercial uses to major residential areas) when making land use decisions;  
▪ Provide for mixed-use development through land use and zoning to reduce the length and 
frequency of vehicle trips;  
▪ Accommodate a portion of the projected population and economic growth of the City in 
areas having the potential for revitalization;  
▪ Locate public facilities (libraries, parks, schools, community centers, etc.) with consideration 
of transit and other transportation opportunities;  
▪ Encourage small neighborhood-serving commercial uses within or adjacent to residential 
neighborhoods when such areas are aesthetically compatible with adjacent areas; do not create 
conflicts with neighborhoods schools; minimize traffic, noise, and lighting impacts; encourage 
and accommodate pedestrian and bicycle access; and, are occupied by commercial uses that 
have a neighborhood-scale market area rather than a community-wide market area; and  
▪ Encourage a development pattern that is contiguous with existing developed areas of the 
City. 
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City of Selma General Plan Environmental Impact Report (EIR) 

The General Plan EIR relies on General Plan goals and policies to mitigate GHG emissions to the 
extent feasible. Many of the policies are applicable at a city level and are only applicable to municipal 
operations, while those applicable to community development projects would apply to individual 
development projects through compliance with regulations. Additional measures supporting air 
quality are provided below.  

• Policy 2.44. The City will develop, through various funding mechanisms and sources, a city 
wide bicycle path/lane/route system in conformance with the City’s 2003 Bicycle 
Transportation Plan. The bicycle path/lane/route system will utilize existing or future railroad 
right-of-way and water courses. The paths (class I), may also include landscaping, lighting, 
mileage markers, directional signage and benches. The on-road lanes (class II) would include 
striping and the on-road routes (class III) would not include striping. Reference Figure 2-3 
(included as Figures 2-3a and 2-3b in this Draft EIR) for the proposed city-wide bike plan. The 
class I bike paths can also be utilized by pedestrians if the proposed paths are wide enough 
to allow both bicyclists and pedestrians. 

• Policy 2.45. Sidewalks, paths, and appropriate crosswalks should be located to facilitate access 
to all schools and other areas with significant pedestrian traffic. Whenever feasible, pedestrian 
paths should be developed to allow for unobstructed pedestrian flow from within a 
neighborhood.  

• Policy 2.46. The City shall require curb, gutter, and sidewalks in all areas of the community 
to accommodate pedestrian traffic, especially along routes with high pedestrian traffic such 
as schools, parks, and the Downtown area. Installation of these improvements shall be 
encouraged to the extent feasible in existing neighborhoods where they do not currently exist. 

• Policy 2.47. The City shall promote safe, convenient and accessible pedestrian ways within 
the community. 

• Policy 2.48. Where security walls or fences are proposed for residential developments along 
major arterials, arterials, or collector streets, pedestrian access should be considered between 
the major arterial, arterial, or collector, and the development to allow access to transit vehicles, 
commercial facilities, educational facilities and recreation areas operating on the street. 

• Policy 2.49. Street lighting shall be provided for all public streets and pedestrian signals shall 
be provided at all traffic signal locations. 

• Policy 2.53. Parking standards shall be evaluated to assess the potential for offering reduced 
parking requirements to developments that incorporate measures proven to reduce vehicular 
trips. Shared parking should be encouraged whenever possible. 
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• Policy 2.54. The City of Selma shall work with Caltrans and transit service providers to 
establish a park and ride lot or lots within the community to serve the needs of regional and 
local commuters. 

• Policy 2.60. The City shall encourage the use of energy efficient and non-polluting fuels and 
modes of transportation. 

 

Thresholds of Significance 

The CEQA Guidelines define a significant effect on the environment as “a substantial, or potentially 
substantial, adverse change in the environment.”  

The following GHG significance thresholds are contained in Appendix G of the CEQA 
Guidelines, which were amendments adopted into the Guidelines on March 18, 2010, pursuant 
to SB 97 and most recently amended December 28, 2019. A significant impact would occur if the 
project would: 

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

 
 (b) Conflict with any applicable plan, policy, or regulation of an agency adopted for the 

purpose of reducing the emissions of greenhouse gases. 

Approach to Analysis  

Section 15064.4(b) of the CEQA Guidelines states that a lead agency may take into account the 
following three considerations in assessing the significance of impacts from GHG emissions. 

• Consideration #1: The extent to which the project may increase or reduce greenhouse gas 
emissions as compared to the existing environmental setting. 

• Consideration #2: Whether the project emissions exceed a threshold of significance that 
the lead agency determines applies to the project. 

• Consideration #3: The extent to which the project complies with regulations or 
requirements adopted to implement a statewide, regional, or local plan for the reduction 
or mitigation of greenhouse gas emissions. Such regulations or requirements must be 
adopted by the relevant public agency through a public review process and must include 
specific requirements that reduce or mitigate the project’s incremental contribution of 



Selma Casitas Project EIR | Chapter 3 

CITY OF SELMA | Crawford & Bowen Planning, Inc.  3.4-34 

greenhouse gas emissions. If there is substantial evidence that the possible effects of a 
particular project are still cumulatively considerable notwithstanding compliance with 
the adopted regulations or requirements, an EIR must be prepared for the project. In 
determining the significance of impacts, the lead agency may consider a project’s 
consistency with the State’s long-term climate goals or strategies, provided that 
substantial evidence supports the agency’s analysis of how those goals or strategies 
address the project’s incremental contribution to climate change and its conclusion that 
the project’s incremental contribution is not cumulatively considerable. 

The SJVAPCD’s Guidance for Valley Land-use Agencies in Addressing GHG Emission Impacts for New 
Projects under CEQA provides guidance for preparing a BAU analysis. Under the SJVAPCD 
guidance, projects meeting one of the following would have a less than significant impact on 
climate change: 

• Exempt from CEQA; 

• Complies with an approved GHG emission reduction plan or GHG mitigation program; 

• Project achieves 29 percent GHG reductions by using approved Best Performance 
Standards; and 

• Project achieves AB 32 targeted 29 percent GHG reductions compared with “business as 
usual.” 

The SJVAPCD has not yet adopted BPS for development projects that could be used to streamline 
the GHG analysis. For development projects, BPS means, “[a]ny combination of identified GHG 
emission reduction measures, including project design elements and land use decisions that 
reduce project-specific GHG emission reductions by at least 29 percent compared with business 
as usual.” 

The 29 percent GHG reduction level is based on the target established by CARB’s AB 32 Scoping 
Plan, approved in 2008. The GHG reduction level for the State to reach 1990 emission levels by 
2020 was reduced to 21.7 percent from BAU in 2020 in the 2014 First Update to the Scoping Plan 
to account for slower than projected growth after the 2008 recession.  First occupancy at the 
Project site is expected to occur in 2024, which is after the AB 32 target year. The SJVAPCD has 
not updated its guidance to address SB 32 2030 targets or AB 1279 2045 targets. Therefore, 
whether the Project’s GHG emissions would result in a significant impact on the environment is 
determined by assessing consistency with relevant GHG reduction plans. 
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Quantification of Greenhouse Gas Emissions for Informational Purposes 

 Construction  

GHG emissions generated during all construction activities were combined and are shown in 
Table 3.4-1. 

Table 3.4-1 

Summary of Construction-Generated Greenhouse Gas Emissions50 

Emissions Source MT CO2e per Year 

Project Construction (2024) 941 

Project Construction (2025) 1,096 

Project Construction (2026) 1,080 

Project Construction (2027) 453 

Project Construction Total 3,570 

Amortized over 30 Years 119 

Notes:  MT CO2e = metric tons of carbon dioxide equivalent  
Source: Modeling Assumptions and CalEEMod Output Files (Attachment 
A of Appendix B). 

 

Operations  

Operational or long-term emissions occur over the life of the project. Sources of emissions may 
include motor vehicles and trucks, energy usage, water usage, waste generation, and area 
sources, such as landscaping activities. Operational GHG emissions associated with the proposed 
Project were estimated using CalEEMod 2022.1. Please see the “Assumptions” sections of 
Appendix B for details regarding assumptions and methodology used to estimate emissions. 
Operational GHG emissions in the buildout year are shown in Table 3.4-2. Complete CalEEMod 
output files and additional supporting information are also included in Attachment A of 
Appendix B.   

 

 

 

 

50 Air Quality, Health Risk, Greenhouse Gas, and Energy Technical Memorandum for the Selma Mixed-Use Project. Johnson 

Johnson & Miller Air Quality Consulting Services. January 17, 2024. Page 40. 
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Table 3.4-2 

Project Operational GHG Emissions (Buildout Year Scenario)51 

Emissions Source 
Unmitigated Buildout Year 
Total Emissions (MT CO2e 

per year) 

Mitigated Buildout Year 
Total Emissions1 (MT 

CO2e per year) 

Area 245 245 

Energy 1,775 1,775 

Mobile (Automobiles) 7,785 6,617 

Refrigerants 575 575 

Water 60 60 

Waste 321 321 

Total (MT CO2e per year) 10,761 9,593 

Notes:  
1  The mitigated scenario represents emissions after the incorporation mitigation measures (MM 
AIR-2a through MM AIR-2d, which would have co-benefits to reduce GHG emissions. To 
account for the TDM, a 15 percent reduction was applied to the mitigated operational mobile 
source emissions.  
Source of Buildout Year Emissions: Modeling Assumptions and CalEEMod Output Files 
(Attachment A of Appendix B). 

 

Impacts and Mitigation Measures 

Impact 3.4-1: Would the project generate direct or indirect greenhouse emissions that would result 
in a significant impact on the environment?  

Less Than Significant. The following analysis assesses the Project’s compliance with 
Consideration #3 regarding consistency with adopted plans to reduce GHG emissions. The 
Project is in the City of Selma, which is within Fresno County. Neither the City of Selma nor the 
County of Fresno have adopted a GHG reduction plan that would be applicable to the proposed 
Project. In addition, neither the City of Selma nor the County of Fresno have completed the GHG 
inventory, benchmarking, or goal‐setting process required to identify a reduction target and take 
advantage of the streamlining provisions contained in the CEQA Guidelines. The SJVAPCD has 
adopted a Climate Action Plan, but it does not contain measures that are applicable to the Project. 

 

51 Ibid. 
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Therefore, the SJVAPCD Climate Action Plan cannot be applied to the Project. Since no other local 
or regional Climate Action Plan is in place, the Project is assessed for its consistency with CARB’s 
adopted Scoping Plans. 

Consistency with CARB’s Adopted Scoping Plans  

The State’s regulatory program implementing the 2008 Scoping Plan is now fully mature. All 
regulations envisioned in the Scoping Plan have been adopted, and the effectiveness of those 
regulations has been estimated by the agencies during the adoption process and then tracked to 
verify their effectiveness after implementation. The combined effect of this successful effort is that 
the State now projects that it will meet the 2020 target and achieve continued progress toward 
meeting post-2020 targets. Former Governor Brown, in the introduction to Executive Order B-30-
15, stated “California is on track to meet or exceed the current target of reducing greenhouse gas 
emissions to 1990 levels by 2020, as established in the California Global Warming Solutions Act 
of 2006 (AB 32).”  

Consistency with SB 32 and the 2017 Scoping Plan  

The 2017 Climate Change Scoping Plan Update (2017 Scoping Plan) includes the strategy that the 
State intends to pursue to achieve the 2030 targets of Executive Order S‐3‐05 and SB 32. Table 22 
provides an analysis of the Project’s consistency with the 2017 Scoping Plan Update measures. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Selma Casitas Project EIR | Chapter 3 

CITY OF SELMA | Crawford & Bowen Planning, Inc.  3.4-38 

Table 3.4-3 
Consistency with SB 32 2017 Scoping Plan Update52 

 

 

52 Air Quality, Health Risk, Greenhouse Gas, and Energy Technical Memorandum for the Selma Mixed-Use Project. Johnson 

Johnson & Miller Air Quality Consulting Services. January 17, 2024. Page 42 and 43. 

Scooina Plan Measure Project Consistency 
SB 350 50% Renewable Mandate. Utilities subject Consistent: The project will purchase electricity from a 
to the legislation will be required to increase their utility subject to the SB 350 Renewable Mandate. The 
renewable energy mix from 33% in 2020 to 50% in specific provider for this project is Pacific Gas and 
2030 (now 60% under SB HlO). Electric Company (PG&E). In February 2018, PG&E 

announced that it had reached California's 2020 
renewable energy goal 3 years ahead of schedule and 
delivers nearly BO percent of its electricity from GHG-
free resources .1 

SB 350 Double Building Energy Efficiency by Not Applicable. This measure applies to existing 
2030. This is equivalent to a 20 percent reduction buildings. New structures are required to comply with 
from 2014 building energy usage compared to Tltle 24 Energy Efficiency Standards that are expected 
current projected 2030 levels. to increase in stringency over time. New buildings 

constructed as part of the proposed project would 
comply with the applicable Title 24 Energy Efficiency 
Standards in effect at the time building permits are 
received. The current TIiie 24 regulations are the 2022 
Tltle 24 standards, which become effective January 1. 
2023. 

low Carbon Fuel Standard. This measure Consistent. This is a Statewide measure that cannot be 
requires fuel providers to meet an 18 percent implemented by a project applicant or lead agency. 
reduction in carbon content by 2030. However, vehicles accessing the project site would be 

subject to the standards . Vehicles accessing the project 
site will use fuel contain ing lower carbon content as the 
fuel standard is implemented. 

Mobile Source Strategy (Cleaner Technology Consistent. Future employees, patrons, residents, and 
and Fuels Scenario). Veh icle manufacturers will visitors can be expected to purchase increasing 
be required to meet existing regulations mandated numbers of more fuel-efficient and zero emission cars 
by the LEV Ill and Heavy-Duty Vehicle programs. and trucks each year. 
The strategy includes a goal of having 4.2 million 
ZEVs on the road by 2030 and increasing numbers 
of ZEV trucks and buses. 
Sustainable Freight Action Plan. The plan's Not Applicable. The measure applies to owners and 
target is to improve freight system efficiency 25 operators of trucks and freight operations. The project is 
percent by increasing the value of goods and a mixed-use project consisting of commercial and 
services produced from the freight sector, relative residential development and would not be considered 
to the amount of carbon that it produces by 2030. an industrial use or a large freight operator. However, 
This would be achieved by deploying over 100,000 commercial and home deliveries are expected to be 
freight vehicles and equipment capable of zero made by increasing numbers of ZEV delivery trucks as 
emission operation and maximize near-zero technology continues to improve accessibility to ZEV 
emission freight vehicles and equ ipment powered vehicles and as regulations are phased in over time. 
by renewa ble enerQy by 2030. 
Short-Uved Climate Pollutant (SLCP) Consistent The project does not include sources that 
Reduction Strategy. The strategy requires the produce sign ificant quantities of methane or black 
reduction of SLCPs by 40 percent from 2013 levels carbon . The project residences will include on ly natural 
by 2030 and the reduction of black carbon by 50 gas hearths that produce very little black carbon 
percent from 2013 levels by 2030. compared to woodburning fireplaces and heaters. 

Commercial components of proposed project are not 
expected to be sources of black carbon; however, diesel 
trucks accessing the site will achieve significant 
reductions in PM2.s with adopted regulations that will 
reduce tl7 is source of black carbon. 

SB 375 Sustainable Communities Strategies . Consistent The project will provide mixed-use 
Requires Regional Transportation Plans to include residential and commercia l development in the region 
a sustainable communities strategy for reduction of that is consistent with the Regional Transportation 
per capita vehicle miles traveled. Plan/Sustainable Communities Strateqy (SCS) 
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Table 3.4-3 (continued) 

Consistency with SB 32 2017 Scoping Plan Update53 

 

As described in Table 3.4-3, the proposed Project would be consistent with applicable 2017 
Scoping Plan Update measures and would not obstruct the implementation of others that are not 
applicable.  The State’s regulatory program is able to target both new and existing development 
because the two most important strategies, motor vehicle fuel efficiency and emissions from 
electricity generation, obtain reductions equally from existing sources and new sources. This is 
because all vehicle operators use cleaner low carbon fuels and buy vehicles subject to the fuel 
efficiency regulations and all building owners or operators purchase cleaner energy from the grid 
that is produced by increasing percentages of renewable fuels. This includes regulations on 
mobile sources such as the Pavley standards that apply to all vehicles purchased in California, 
the LCFS (Low Carbon Fuel Standard) that applies to all fuel sold in California, and the 

 

53 Air Quality, Health Risk, Greenhouse Gas, and Energy Technical Memorandum for the Selma Mixed-Use Project. Johnson 

Johnson & Miller Air Quality Consulting Services. January 17, 2024. Page 42 and 43. 

Scopina Plan Measure Proiect Consistency 
strategies to increase development densities to reduce 
VMT. The project includes mixed-use development 
including commercia l and a mix of residentia l uses 
within the same area, which will contribute to reductions 
in VMT. 

Post-2020 Cap-and-Trade Program. The Post Consistent. The post-2020 Cap-and-Trade Program 
2020 Cap-and-Trade Program continues the indirectly affects people who use the products and 
existing program for another 1 O years. The Cap- services produced by the regulated industrial sources 
and-Trade Program applies to large industrial when increased cost of products or services (such as 
sources such as power plants, refineries, and electricity and fuel) are transferred to the consumers. 
cement manufacturers. The Cap-and-Trade Program covers the GHG 

emissions associated with electricity consumed in 
California, whether generated in-state or imported. 
Accordingly, GHG emissions associated with CEQA 
projects' electricity usage are indirectly covered by the 
Cap-and-Trade Program. The Cap-and-Trade Program 
also covers fuel suppliers (natural gas and propane fuel 
providers and trans,portation fuel providers) to address 
emissions from such fuels and from combustion of other 
fossil fuels not directly covered at large sources in the 
program's first compliance period. 

Natural and Work.ing Lands Action Plan, CARB Not Applicable. The project site is approximately 37.4 
is working in coordination with several other acres in size and would change the land use from 
agencies at the federal, state, and local levels, Fallowed Agricultural La nd (County of Fresno - AE20) to 
stakeholders, and with the public, to develop commercial and residential mixed-use. The 37.4-acre 
measures as outlined in the Scoping Plan Update project site is located directly adjacent to built-up areas 
and the governor's Executive Order B-30-15 to of the City of Selma and is within ¼-mile of State Route 
reduce GHG emissions and to cultivate net carbon 99. The project site is currently covered in grass and 
sequestration potential for California's natural and native weeds and would not be considered a significant 
working land. source of carbon sequestration. Once operational, the 

oroiect would not be considered work.ina lands. 

Source: Caliromia Air Resources Board (CARB). 2017. The 2017 Climate Change Scoping Plan Update. January 20. 
Website: https://www.arb.ca.gov/cc/scopingplan/20305p_pp_fina1. pdl. Accessed May 24. 2023. 
1 Pacific Gas and Eleclric (PG&E). 2018. PG&E Clean Energy Deliveries Already Meet Future Goals. 
Website: 1W,w.pge.comlenlabout/newsroom/newsdetailslindex.page?title• 20180220_pge_clean_energy_deliveries_alread 
y_meet_luture_goals. Accessed May 24. 2023. 
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Renewable Portfolio Standard and Renewable Energy Standard under SB 100 that apply to 
utilities providing electricity to all California end users.  

Moreover, the Scoping Plan strategy will achieve more than average reductions from energy and 
mobile source sectors that are the primary sources related to development projects and lower 
than average reductions from other sources such as agriculture. The proposed Project’s 
operational GHG emissions would principally be generated from electricity consumption and 
vehicle use, which are directly under the purview of the Scoping Plan strategy and have 
experienced reductions above the State average reduction. 

Considering the information summarized above, the proposed project would be consistent with 
the State’s AB 32 and SB 32 GHG reduction goals.   

Consistency Regarding GHG Reduction Goals for 2050 under Executive Order S‐3‐05 and GHG 
Reduction Goals for 2045 under the 2022 Scoping Plan  

Regarding goals for 2050 under Executive Order S‐3‐05, at this time it is not possible to quantify 
the emissions savings from future regulatory measures, as they have not yet been developed; 
nevertheless, it can be anticipated that operation of the proposed Project would comply with 
whatever measures are enacted that State lawmakers decide would lead to an 80 percent 
reduction below 1990 levels by 2050. In its 2008 Scoping Plan, CARB acknowledged that the 
“measures needed to meet the 2050 are too far in the future to define in detail.” In the First 
Scoping Plan Update; however, CARB generally described the type of activities required to 
achieve the 2050 target: “energy demand reduction through efficiency and activity changes; large 
scale electrification of on‐road vehicles, buildings, and industrial machinery; decarbonizing 
electricity and fuel supplies; and rapid market penetration of efficiency and clean energy 
technologies that requires significant efforts to deploy and scale markets for the cleanest 
technologies immediately.”   

CARB recognized that AB 32 established an emissions reduction trajectory that will allow 
California to achieve the more stringent 2050 target: “These [greenhouse gas emission reduction] 
measures also put the State on a path to meet the long-term 2050 goal of reducing California’s 
GHG emissions to 80 percent below 1990 levels. This trajectory is consistent with the reductions 
that are needed globally to stabilize the climate.” In addition, CARB’s First Update “lays the 
foundation for establishing a broad framework for continued emission reductions beyond 2020, 
on the path to 80 percent below 1990 levels by 2050,” and many of the emission reduction 
strategies recommended by CARB would serve to reduce the proposed Project’s post-2020 
emissions level to the extent applicable by law:  
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• Energy Sector: Continued improvements in California’s appliance and building energy 
efficiency programs and initiatives, such as the State’s zero net energy building goals, would 
serve to reduce the proposed Project’s emissions level. Additionally, further additions to 
California’s renewable resource portfolio would favorably influence the Project’s emissions level.  

• Transportation Sector: Anticipated deployment of improved vehicle efficiency, zero emission 
technologies, lower carbon fuels, and improvement of existing transportation systems all will 
serve to reduce the Project’s emissions level.  

• Water Sector: The Project’s emissions level will be reduced as a result of further desired 
enhancements to water conservation technologies.  

• Waste Management Sector: Plans to further improve recycling, reuse and reduction of solid 
waste will beneficially reduce the Project’s emissions level.  

For the reasons described above, the Project’s post-2020 emissions trajectory is expected to follow 
a declining trend, consistent with the 2030 and 2050 targets. The trajectory required to achieve the 
post-2020 targets is shown in Figure 3.4-1. 

Figure 3.4-1 
California’s Path to Achieving the 2050 Target54 

 

 

54 Air Quality, Health Risk, Greenhouse Gas, and Energy Technical Memorandum for the Selma Mixed-Use Project. Johnson 

Johnson & Miller Air Quality Consulting Services. January 17, 2024. Page 45. 
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Source: CARB 2017 Scoping Plan Update 

In his January 2015 inaugural address, former Governor Brown expressed a commitment to 
achieve “three ambitious goals” that he would like to see accomplished by 2030 to reduce the 
State’s GHG emissions:  

• Increasing the State’s Renewable Portfolio Standard from 33 percent in 2020 to 50 
percent in   2030;  

• Cutting the petroleum use in cars and trucks in half; and  

• Doubling the efficiency of existing buildings and making heating fuels cleaner.  

These expressions of executive branch policy may be manifested in adopted legislative or 
regulatory action through the state agencies and departments responsible for achieving the 
State’s environmental policy objectives, particularly those relating to global climate change. 
Studies show that the State’s existing and proposed regulatory framework will allow the State to 
reduce its GHG emissions level to 40 percent below 1990 levels by 2030, and to 80 percent below 
1990 levels by 2050. Even though these studies did not provide an exact regulatory and 
technological roadmap to achieve the 2030 and 2050 goals, they demonstrated that various 
combinations of policies could allow the statewide emissions level to remain very low through 
2050, suggesting that the combination of new technologies and other regulations not analyzed in 
the studies could allow the State to meet the 2050 target.  

Given the proportional contribution of mobile source-related GHG emissions to the State’s 
inventory, recent studies also show that relatively new trends—such as the increasing importance 
of web-based shopping, the emergence of different driving patterns, and the increasing effect of 
web-based applications on transportation choices—are beginning to substantially influence 
transportation choices and the energy used by transportation modes. These factors have changed 
the direction of transportation trends in recent years and will require the creation of new models 
to effectively analyze future transportation patterns and the corresponding effect on GHG 
emissions. For the reasons described above, the proposed Project future emissions trajectory is 
expected to follow a declining trend, consistent with the 2030, 2045, and 2050 targets.   

The 2017 Scoping Plan provides an intermediate target that is intended to achieve reasonable 
progress toward the 2050 target. In addition, the 2022 Scoping Plan outlines objectives, 
regulations, planning efforts, and investments in clean technologies and infrastructure that 
outlines how the State can achieve carbon-neutrality by 2045. Accordingly, taking into account 
the proposed Project’s design features and the progress being made by the State towards reducing 
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emissions in key sectors such as transportation, industry, and electricity, the proposed Project 
would be consistent with State GHG Plans and would further the State’s goals of reducing GHG 
emissions 40 percent below 1990 levels by 2030, carbon neutral by 2045, and 80 percent below 
1990 levels by 2050, and does not obstruct their attainment. 

As described above, the proposed Project would be consistent with State GHG Plans and would 
not obstruct the State’s ability to meet its goals of reducing GHG emissions 40 percent below 1990 
levels by 2030, carbon neutral by 2045, and 80 percent below 1990 levels by 2050.  Therefore, the 
Project’s generation of GHG emissions would result in a less than significant impact on the 
environment. 

Mitigation Measures: 

None Required. 

 

Impact 3.4-2: Would the project conflict with an applicable plan, policy or regulation adopted for 
the purpose of reducing the emissions of greenhouse gases?  

Less Than Significant. The following analysis assesses the Project’s compliance with 
Consideration #3 regarding consistency with adopted plans to reduce GHG emissions. Neither 
the City of Selma nor the County of Fresno have adopted a GHG reduction plan that would be 
applicable to the proposed Project. In addition, neither the City of Selma nor the County of Fresno 
have completed the GHG inventory, benchmarking, or goalsetting process required to identify a 
reduction target and take advantage of the streamlining provisions contained in the CEQA 
Guidelines. The SJVAPCD has adopted a Climate Action Plan, but it does not contain measures 
that are applicable to the project. Therefore, the SJVAPCD Climate Action Plan cannot be applied 
to the Project. Since no other local or regional Climate Action Plan is in place, the Project is 
assessed for its consistency with CARB’s adopted Scoping Plans. This assessment is included 
under Impact GHG-A above. As demonstrated in the analysis contained under Impact GHG-A, 
the Project would not conflict with any applicable plan, policy, or regulation of an agency adopted 
to reduce the emissions of greenhouse gases. This impact would be less than significant.  

Mitigation Measures: 

None Required. 
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Cumulative Impacts 

Less Than Cumulatively Considerable. The State of California, through AB 32, has 
acknowledged that GHG emissions are a statewide impact. Emissions generated by the proposed 
Project combined with past, present, and reasonably probable future projects could contribute to 
this impact. The CEQA Guidelines emphasize that effects of GHG emissions are cumulative in 
nature and should be analyzed in the context of CEQA’s existing cumulative impacts analysis. 
The California Governor’s Office of Planning and Research acknowledges that although climate 
change is cumulative in nature, not every individual project that emits GHGs must necessarily be 
found to contribute to a significant cumulative impact on the environment.  

As discussed above, the proposed Project would not generate significant GHG emissions and 
would be consistent with GHG reduction plans. Therefore, the proposed Project’s incremental 
contribution would be less than cumulatively considerable.  
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3.9 Hazards and Hazardous Materials 

This section of the DEIR identifies potential impacts of the proposed Project pertaining to hazards 
and hazardous materials, proximity to airports/schools, and assessment of wildfire risk. To assist 
in this analysis, a Phase I Environmental Site Assessment (Phase I) was prepared by Technicon 
Engineering Services, Inc. in July 2022 for the proposed Project site (See Appendix D). The 
California Department of Toxic Substances Control provided a NOP comment letter. The letter 
provided three analysis requests which are discussed within this section.   

Hazards include man-made or natural materials or man-‐made or natural conditions that may 
pose a threat to human health, life, property, or the environment.  Hazardous materials and waste 
present health hazards for humans and the environment. These health hazards can result during 
the manufacture, transportation, use, or disposal of such materials if not handled properly. 
Hazards to humans can also existing from natural or human induce wildfire and air traffic 
accidents.  

 

Environmental Setting 

Project Site 

The Project site is located west of Highland Avenue, north of Rose Avenue and south of E. Floral 
Avenue. The site consists of APNs 385-260-33, 385-230-16, -38 and -39. The development site is 
approximately 39 acres and currently consists of active and fallowed agricultural land.  The site is 
predominantly surrounded by agricultural land, rural residential homes and commercial 
developments. 

Hazardous Materials 

A hazardous material is a substance or combination of substances which, because of its quantity, 
concentration, or physical, chemical, or infectious characteristics, may either (1) cause or 
significantly contribute to an increase in mortality or an increase in serious, irreversible, or 
incapacitating irreversible illness; or (2) pose a substantial present or potential hazard to human 
health and safety, or the environment when improperly treated, stored, transported, or disposed 
of.  

Hazardous materials include a variety of substances such as lubricants, herbicides and pesticides, 
solvents, gasoline, household cleaning products, refrigerants and radioactive substances. Some 
are common to industrial and commercial process, while others are commonly used in 
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households. A hazardous waste is simply the spent or used hazardous material that requires 
disposal. Improper transport, storage, handling, use and disposal of hazardous wastes can have 
significant impacts on the environment and human health. 

Hazardous Sites 

The Cortese List is a planning document used by the State, local agencies, and land owners to 
comply with the California Environmental Quality Act requirements in providing information 
about the location of hazardous materials release sites. Government Code Section 65962.5 
requires the California Environmental Protection Agency to develop at least annually an updated 
Cortese List. The California Department of Toxic Substances Control (DTSC) and the State Water 
Resources Control Board (SWRCB) are responsible for a portion of the information contained in 
the Cortese List. Other State and local government agencies are required to provide additional 
hazardous material release information for the Cortese List.  

DTSC maintains the Envirostor Data Management System, which provides information on 
hazardous waste facilities (both permitted and corrective action) as well as any available site 
cleanup information. This site cleanup information includes: Federal Superfund Sites (NPL), State 
Response Sites, Voluntary Cleanup Sites, School Cleanup Sites, Corrective Action Sites, Tiered 
Permit Sites, and Evaluation / Investigation Sites. The hazardous waste facilities include: 
Permitted–Operating, Post-Closure Permitted, and Historical Non-Operating. According to the 
environmental records search conducted in the Phase I, there are two sites identified within a 
half-mile radius of the site: 

• Selma Electro Plating is located east to the site. It maintains a status of certified. 
• PG&E Manufactured Gas Plan SQ-FK-SEL is located southeast to the site and maintains a 

status of certified. 

GeoTracker is the SWRCB’s data management system for managing sites that impact 
groundwater, especially those that require groundwater cleanup (Underground Storage Tanks, 
Department of Defense, Site Cleanup Program) as well as permitted facilities such as operating 
USTs and land disposal sites. The Subject Property was not identified within the GeoTracker 
Database, according to the Phase I.  

Wildfire Hazards 

In California, responsibility for wildfire prevention and suppression is shared by federal, state 
and local agencies. Federal agencies are responsible for federal lands in Federal Responsibility 
Areas. The State of California has determined that some non-federal lands in unincorporated 
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areas with watershed value are of statewide interest and have classified those lands as State 
Responsibility Areas (SRA), which are managed by CAL FIRE. All incorporated areas and other 
unincorporated lands are classified as Local Responsibility Areas (LRA). While nearly all of 
California is subject to some degree of wildfire hazard, there are specific features that make 
certain areas more hazardous. CAL FIRE is required by law to map areas of significant fire 
hazards based on fuels, terrain, weather and other relevant factors (Public Resources Code [PRC] 
4201-4204 and California Government Code 51175-89). As described above, the primary factors 
that increase an area’s susceptibility to fire hazards include slope, vegetation type and condition, 
and atmospheric conditions. CAL FIRE maps fire hazards based on zones, referred to as Fire 
Hazard Severity Zones. CAL FIRE maps three SRA zones: 1) Moderate Fire Hazard Severity 
Zones; 2) High Fire Hazard Severity Zones; and 3) Very High Fire Hazard Severity Zones. Only 
the Very High Fire Hazard Severity Zones are mapped for the LRA. Each of the zones influence 
how people construct buildings and protect property to reduce risk associated with wildland 
fires. Under state regulations, areas within very high fire hazard risk zones must comply with 
specific building and vegetation management requirements intended to reduce property damage 
and loss of life within these areas. According to LRA mapping, no land within or adjacent to the 
City of Selma or the Project site is designated as a Very High Fire Hazard Severity Zone.1  

Airports 

The proposed Project site is approximately 1.2 miles southeast of Selma Airport, while the next 
nearest airport is the Reedley Municipal Airport, approximately 12 miles northeast.  

Schools 

Eric White Elementary School is approximately 0.58 miles to the southeast.  Andrew Jackson 
Elementary School and Selma High School are each approximately 1.0 miles northeast of the 
proposed site.  

 

Regulatory Setting 

Federal Regulations 

Hazardous Materials Transportation Act  

 

1 California State Geoportal. California Fire Hazard Severity Zone Viewer. https://osfm.fire.ca.gov/what-we-do/community-wildfire-
preparedness-and-mitigation/fire-hazard-severity-zones  Accessed October 2024. 
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The Hazardous Materials Transportation Act of 1975 (HMTA) as amended, is the major federal 
transportation-related statute affecting the transportation of hazardous material in commerce. 
The objective of the HMTA according to the policy stated by Congress is "... to improve the 
regulatory and enforcement authority of the Secretary of Transportation to protect the Nation 
adequately against risks to life and property which are inherent in the transportation of 
hazardous materials in commerce." The HMTA empowers the Secretary of Transportation to 
designate as hazardous material any "particular quantity or form" of a material that "may pose 
an unreasonable risk to health and safety or property." 

Regulations apply to "… any person who transports, or causes to be transported or shipped, a 
hazardous material; or who manufactures, fabricates, marks, maintains, reconditions, repairs, or 
tests a package or container which is represented, marked, certified, or sold by such person for 
use in the transportation in commerce of certain hazardous materials."2 

Superfund 

The Comprehensive Environmental Response, Compensation and Liability Act (CERCLA), 
commonly referred to as “Superfund”, was enacted on December 11, 1980. The purpose of 
CERCLA was to provide authorities with the ability to respond to uncontrolled releases of 
hazardous substances from inactive hazardous waste sites that endanger public health and the 
environment. CERCLA established prohibitions and requirements concerning closed and 
abandoned hazardous waste sites, provided for liability of persons responsible for releases of 
hazardous waste at such sites, and established a trust fund to provide for cleanup when no 
responsible party could be identified. Additionally, CERCLA provided for the revision and 
republishing of the National Contingency Plan (NCP) that provides the guidelines and 
procedures needed to respond to releases and threatened releases of hazardous substances, 
pollutants, or contaminants.  The NCP also provides for the National Priorities List, a list of 
national priorities among releases or threatened releases throughout the United States for the 
purpose of taking remedial action. 

Superfund Amendments and Reauthorization Act SARA amended CERCLA on October 17, 1986. 
This amendment increased the size of the Hazardous Response Trust Fund to $8.5 billion, 
expanded EPA’s response authority, strengthened enforcement activities at Superfund sites; and 
broadened the application of the law to include federal facilities. In addition, new provisions were 
added to the law that dealt with emergency planning and community right to know. SARA also 
required EPA to revise the Hazard Ranking System to ensure that the system accurately assesses 

 

2 United States Department of Labor. Occupational Safety and Health Administration. Transporting Hazardous Materials. 
https://www.osha.gov/trucking-industry/transporting-hazardous-materials. Accessed October 2024. 

https://www.osha.gov/trucking-industry/transporting-hazardous-materials
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the relative degree of risk to human health and the environment posed by sites and facilities 
subject to review for listing on the National Priorities List. 

Federal Insecticide, Fungicide and Rodenticide Act 

The Federal Insecticide, Fungicide, and Rodenticide Act (FIFRA) provides for federal regulation 
of pesticide distribution, sale, and use. All pesticides distributed or sold in the United States must 
be registered (licensed) by the federal Environmental Protection Agency (EPA). Before EPA may 
register a pesticide under FIFRA, the applicant must show, among other things, that using the 
pesticide according to specifications "will not generally cause unreasonable adverse effects on the 
environment.'' 7 U.S.C. Section 136 et seq.  

Federal Emergency Management Act (FEMA) 

The National Flood Insurance Act (1968) makes available federally subsidized flood insurance to 
owners of flood-prone properties. To facilitate identifying areas with flood potential, Federal 
Emergency Management Agency (FEMA) has developed Flood Insurance Rate Maps (FIRM) that 
can be used for planning purposes. 

Resource Conservation and Recovery Act (RCRA) 

The Resource Conservation and Recovery Act (RCRA) provides the EPA with the authority to 
control hazardous waste from the "cradle-to-grave." This includes the generation, transportation, 
treatment, storage, and disposal of hazardous waste. RCRA also set forth a framework for the 
management of non-hazardous solid wastes. The 1986 amendments to RCRA enabled EPA to 
address environmental problems that could result from underground tanks storing petroleum 
and other hazardous substances. The Federal Hazardous and Solid Waste Amendments (HSWA) 
are the 1984 amendments to RCRA that focus on waste minimization and phasing out land 
disposal of hazardous waste as well as corrective action for releases. Some of the other mandates 
of this law include increased enforcement authority for EPA, more stringent hazardous waste 
management standards, and a comprehensive underground storage tank program. 

 

State of California Regulations 

California Environmental Protection Agency (Cal/EPA) Department of Toxic Substance Control (DTSC)  

Cal/EPA has regulatory responsibility under Title 22 of the California Code of Regulations (CCR) 
for administration of the state and federal Superfund programs for the management and cleanup 
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of hazardous materials. The DTSC is responsible for regulating hazardous waste facilities and 
overseeing the cleanup of hazardous waste sites in California. The Hazardous Waste 
Management Program (HWMP) regulates hazardous waste through its permitting, enforcement 
and Unified Program activities. HWMP maintains the EPA authorization to implement the RCRA 
program in California, and develops regulations, policies, guidance and technical assistance/ 
training to assure the safe storage, treatment, transportation and disposal of hazardous wastes. 
The State Regulatory Programs Division of DTSC oversees the technical implementation of the 
state’s Unified Program, which is a consolidation of six environmental programs at the local level, 
and conducts triennial reviews of Unified Program agencies to ensure that their programs are 
consistent statewide and conform to standards. 

Hazardous Substance Account Act (1984), California Health and Safety Code Section 25300 ET SEQ 
(HSAA) 

This act, known as the California Superfund, has three purposes: 1) to respond to releases of 
hazardous substances; 2) to compensate for damages caused by such releases; and 3) to pay the 
state’s 10 percent share in CERCLA cleanups. Contaminated sites that fail to score above a certain 
threshold level in the EPA’s ranking system may be placed on the California Superfund list of 
hazardous wastes requiring cleanup. 

California Code of Regulations 

Title 3 of the CCR pertains to the application of pesticides and related chemicals. Parties applying 
regulated substances must continuously evaluate application equipment, the weather, the treated 
lands and all surrounding properties. Title 3 prohibits any application that would: 

• Contaminate persons not involved in the application 

• Damage non-‐target crops or animals or any other public or private property 

• Contaminate public or private property or create health hazards on said property 

Title 8 of the CCR establishes California Occupational Safety and Health Administration (Cal 
OSHA) requirements related to public and worker protection. Topics addressed in Title 8 include 
materials exposure limits, equipment requirements, protective clothing, hazardous materials, and 
accident prevention. Construction safety and exposure standards for lead and asbestos are set 
forth in Title 8. 

Title 14 of the CCR establishes minimum standards for solid waste handling and disposal. 
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Title 17 of the CCR establishes regulations relating to the use and disturbance of materials 
containing naturally occurring asbestos. 

Title 19 of the CCR establishes a variety of emergency fire response, fire prevention, and 
construction and construction materials standards. 

Title 22 of the CCR sets forth definitions of hazardous waste and special waste. The section also 
identifies hazardous waste criteria and establishes regulations pertaining to the storage, 
transport, and disposal of hazardous waste. 

Title 26 of the CCR is a medley of State regulations pertaining to hazardous materials and waste 
that are presented in other regulatory sections. Title 26 mandates specific management criteria 
related to hazardous materials identification, packaging, and disposal. In addition, Title 26 
establishes requirements for hazardous materials transport, containment, treatment, and 
disposal. Finally, staff training standards are set forth in Title 26. 

Title 27 of the CCR sets forth a variety of regulations relating to the construction, operation and 
maintenance of the State’s landfills. The title establishes a landfill classification system and 
categories of waste. Each class of landfill is constructed to contain specific types of waste 
(household, inert, special, and hazardous). 

California Fire Code 

The California Fire Code (CFC) is Part 9 of Title 24, California Code of Regulations, also referred to 
as the California Building Standards Code. The CFC incorporates the 2009 International Fire Code 
of the International Code Council with necessary California amendments. The purpose of the CFC 
is to establish the minimum requirements consistent with nationally recognized good practices to 
safeguard the public health, safety and general welfare from the hazards of fire, explosion or 
dangerous conditions in new and existing buildings, structures and premises, and to provide safety 
and assistance to fire fighters and emergency responders during emergency operations. 

California Health and Safety Code 

Division 11 of the Health and Safety Code establishes regulations related to a variety of explosive 
substances and devices, including high explosives and fireworks. Section 12000 et seq. establishes 
regulations related to explosives and explosive devices, including permitting, handling, storage, 
and transport (in quantities greater than 1,000 pounds). 

Division 12 establishes requirements for buildings used by the public, including essential services 
buildings, earthquake hazard mitigation technologies, school buildings, and postsecondary 
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buildings. 

Division 20 of the Health and Safety Code establishes DTSC authority and sets forth hazardous 
waste and underground storage tank regulations. In addition, the division creates a State 
superfund framework that mirrors the Federal program. 

Division 26 of the Health and Safety Code establishes California Air Resources Board (CARB) 
authority. The division designates CARB as the air pollution control agency per Federal 
regulations and charges the Board with meeting Clean Air Act requirements. 

California Health and Safety Code and UBC Section 13000 et seq. 

State fire regulations are set forth in §13000 et seq. of the California Health and Safety Code, which is 
divided into “Fires and Fire Protection” and “Buildings Used by the Public.” The regulations provide 
for the enforcement of the UBC and mandate the abatement of fire hazards. The code establishes 
broadly applicable regulations, such as standards for buildings and fire protection devices, in 
addition to regulations for specific land uses, such as childcare facilities and high‐rise structures. 

California Vehicle Code §31600 (Transportation of Explosives) 

Establishes requirements related to the transportation of explosives in quantities greater than 
1,000 pounds, including licensing and route identification. 

Cal/EPA Cortese List 

The provisions in Government Code Section 65962.5 are commonly referred to as the "Cortese 
List" (after the Legislator who authored the legislation that enacted it).  The list, or a site's presence 
on the list, has bearing on the local permitting process as well as on compliance with the 
California Environmental Quality Act (CEQA).  The Cortese List identifies the following:   

• Hazardous Waste and Substance Sites 

• Cease and desist order Sites 

• Waste Constituents above Hazardous Waste Levels outside the Waste Management 
Unit Sites 

• Leaking Underground Tank (LUST) Cleanup Sites 

• Other Cleanup Sites 

• Land Disposal Sites 

• Military Sites 

• WDR Sites 

http://leginfo.public.ca.gov/cgi-bin/displaycode?section=gov&group=65001-66000&file=65960-65964
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• Permitted Underground Storage Tank (UST) Facilities Sites 

• Monitoring Wells Sites 

• DTSC Cleanup Sites 
 
 
Local Regulations 
 
City of Selma General Plan Update 2035 

The purpose of the Safety Element of City of Selma’s General Plan is to identify the natural and 
man-made public health and safety hazards that exist within the City, and to establish 
preventative and responsive policies and programs to mitigate their potential impacts. This 
Element addresses geologic hazards, flood hazards, hazardous materials, wildfire hazards, and 
safety services. The following list of goals and policies from the Safety Element are applicable to 
the proposed project.  

4.40 To aid in the identification and mapping of abandoned waste disposal 
sites, as necessary, and in the survey of the kinds, amounts, locations, etc. 
of hazardous wastes.   

4.41 To ensure that disaster planning for the City of Selma includes policies 
appropriate to problems associated with hazardous wastes. 

4.42 To identify the potential hazards from landfills and/or toxic waste sites as 
a component of environmental review of projects. 

4.53 To prohibit the discharge of toxic and hazardous wastes into the municipal 
sewer system. 

4.44 The City shall continue to staff, train, and equip an emergency response 
team to respond and coordinate public safety activities. The Selma ire 
Department is designated as the City’s emergency response team for 
hazardous materials incidents.  

Standardized Emergency Management System (SEMS) 

The standardized emergency management system (SEMS) is a structure for coordination between 
the government and local emergency response organizations. It provides and facilitates the flow 
of emergency information and resources within and between the organizational levels of field 
response, local government, operational areas, regions and state management. SEMS facilitates 
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priority setting, integrated coordination, effective flow of resources and information between all 
stakeholders. SEMS incorporates the use of the Incidental Command System (ICS), Master 
Mutual Aid Agreement (MMAA), Operational Area (OA) concept and multi-agency and 
interagency coordination. State agencies and local government units are to use SEMS in order to 
become eligible for reimbursement costs led by the state’s disaster assistance program. 

San Joaquin Valley Air Pollution Control District  

The San Joaquin Valley Air District (SJVAPCD) is a public health agency whose mission is to 
improve the health and quality of life for all Valley residents through efficient, effective and 
entrepreneurial air quality-management strategies. SJVAPCD’s ten core values include: 
protection of public health; active and effective air pollution control efforts with minimal 
disruption to the Valley’s economic prosperity; outstanding customer service; ingenuity and 
innovation; accountability to the public; open and transparent public process; recognition of the 
uniqueness of the Valley; continuous improvement; effective and efficient use of public funds; 
and respect for the opinions and interests of all Valley residents.3 To achieve these core 
values the SJVAPCD has adopted air quality plans pursuant to the California CAA and a 
comprehensive list of rules to limit air quality impacts. The air plans currently in effect in the 
SJVAB and specific rules that apply to the proposed Project are listed and described further below. 

The SJVAPCD is responsible for controlling emissions primarily from stationary sources. The 
SJVAPCD, in coordination with the eight countywide transportation agencies, is also 
responsible for developing, updating, and implementing air quality attainment plans for 
the SJVAB. The SJVAPCD also regulates asbestos demolition and other hazardous 
materials handling.  

Certified Unified Program Agency (CUPA) 
 
The California Environmental Protection Agency designates specific local agencies as Certified 
Unified Program Agencies (CUPA), typically at the county level. The Fresno County 
Environmental Health Department (EHD) is the agency that has been designated the Certified 
Unified Program Agency (CUPA) for the County. Each designated CUPA is responsible for the 
implementation of six statewide programs within its jurisdiction. These programs include: 

• Underground storage of hazardous substances (USTs) 
• Hazardous Materials Business Plan (HMP) requirements 

 

3 San Joaquin Valley Air Pollution Control District. About the District. 
https://www.valleyair.org/General_info/aboutdist.htm#Mission. Accessed October 2024. 
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• Hazardous Waste Generator requirements 
• California Accidental Release Prevention (Cal‐ARP) program 
• Uniform Fire Code hazardous materials management plan 
• Above Ground Storage Tanks (Spill Prevention Control and Countermeasures Plan only)  

Implementation of these programs involves: 

• Permitting and inspection of regulated facilities 
• Providing educational guidance and notice of changing requirements stipulated in State 

or Federal laws and regulations 
• Investigations of complaints regarding spills or unauthorized releases 
• Administrative enforcement actions levied against facilities that have violated applicable 

laws and regulations 

 
Thresholds of Significance 
 
The thresholds of significance for this section are established by the CEQA Checklist Item: 

o Create a significant hazard to the public or the environment through the routine 
transport, use, or disposal of hazardous materials.  

o Create a significant hazard to the public or the environment through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials 
into the environment. 

o Emit hazardous emissions or handle hazardous or acutely hazardous materials, 
substances, or waste within one‐quarter mile of an existing or proposed school. 

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

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

o Impair implementation of or physically interfere with an adopted emergency 
response plan or emergency evacuation plan. 

o Expose people or structures, either directly or indirectly, to a significant risk of loss, 
injury or death involving wildland fires. 
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Impacts and Mitigation Measures 
 

Impact 3.9-1: Create a significant hazard to the public or the environment through the routine transport, 
use, or disposal of hazardous materials into the environment? 

Less Than Significant Impact With Mitigation.  This impact is associated with hazards caused 
by the routine transport, use, or disposal of hazardous materials or through reasonably 
foreseeable upset and accident conditions involving the release of hazardous materials into the 
environment.  

Construction 

The proposed Project consists of construction and operation of a mixed-use development that 
will feature multi-family residential and senior housing, commercial/retail, and park facilities on 
approximately 39 acres. Soils will be balanced on-site which means that importing or exporting 
soil is not anticipated. Project construction activities may involve the use and transport of 
hazardous materials. These materials may include fuels, oils, mechanical fluids, and other 
chemicals used during construction. Transportation, storage, use, and disposal of hazardous 
materials during construction activities would be required to comply with applicable federal, 
State, and local statutes and regulations. Compliance would ensure that human health and the 
environment are not exposed to hazardous materials. In addition, the Project would be required 
to comply with the National Pollutant Discharge Elimination System (NPDES) permit program 
through the submission and implementation of a Stormwater Pollution Prevention Plan during 
construction activities to prevent contaminated runoff from leaving the Project site. Therefore, 
after mitigation, no significant impacts would occur during construction activities. 

Operation 

The operational phase of the proposed Project would occur after construction is completed and 
residents and employees move in to occupy the structures on a day-to-day basis. The proposed 
Project includes land uses that are considered compatible with the surrounding uses, including 
multi-family residential and senior housing uses, commercial uses, open space and parks / 
recreation areas. None of these land uses routinely transport, use, or dispose of hazardous 
materials, or present a reasonably foreseeable release of hazardous materials, with the exception 
of common residential and commercial hazardous materials such as cleaners, paint, petroleum 
products, etc. The proposed Project would not create a significant hazard through the routine 
transport, use, or disposal of hazardous materials, nor would a significant hazard to the public or 
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to the environment through the reasonably foreseeable upset and accidental conditions involving 
the likely release of hazardous materials into the environment occur.  

Handling and use of hazardous materials and the disposal of the resulting hazardous wastes 
would be required to follow the applicable laws and regulations, as described in the Regulatory 
Setting section herein.  

Hazardous materials would typically be stored in their original containers prior to use. As 
required, the hazardous materials would be stored in each building, in locations according to 
compatibility and in storage enclosures (i.e., flammable material storage cabinets and biological 
safety cabinets) or in areas or rooms specially designed, protected, and contained for such storage, 
in accordance with applicable regulations. Hazardous materials would be handled and used in 
accordance with applicable regulations by personnel that have been trained in the handling and 
use of the material and that have received proper hazard-communication training. Hazardous 
materials reporting (i.e., California Hazardous Materials Business Planning, California 
Proposition 65 notification, and Emergency Planning and Community-Right-to-Know Act 
reporting) would be completed as required. 

Compliance with all federal, State and local regulations, and the City of Selma General Plan 
Update 2035 Implementing Policies would ensure that the Project would not cause an adverse 
effect on the environment with respect to the use, storage, or disposal of general household and 
commercial hazardous substances generated from future development or uses.  

Therefore, the proposed Project will not create a significant hazard to the public or the 
environment and any impacts would be less than significant after mitigation. 

Mitigation Measures: 

None Required. 

 

Impact 3.9-2: Create a significant hazard to the public or the environment through reasonably foreseeable 
upset and accident conditions involving the release of hazardous materials into the environment? 

Less Than Significant Impact With Mitigation. As previously noted, a Phase I Environmental 
Site Assessment (ESA) was prepared for the Project (See Appendix D). According to the ESA, 
from sometime prior to 1937 until sometime in the 2000s, the subject site consisted of agricultural 
land. The ESA report revealed no evidence of Recognized Environmental Concerns on or 
associated with the proposed Project site; however, as the site was previously active with 
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agricultural production, the potential for agricultural chemicals (pesticides, herbicides, etc.) to 
have been applied is possible. Residual concentrations of agricultural chemicals tend to be 
relatively uniform, low in concentration, and confined to the upper two feet of soil (typical depth 
of agricultural disturbance) over areas of routine application. Soil sampling, as detailed in 
Mitigation Measure HAZ-1, would allow the City to identify the amounts of Pesticides and 
Organochlorine Pesticides (OCPs) historically used on the property. Therefore, with the 
implementation of HAZ-1, the proposed Project would not create a significant hazard to the 
public or the environment and any impacts would be less than significant.  

Mitigation Measures:  

HAZ-1 Soil sampling, per California Department of Toxic Substances Control (DTSC) 
Interim Guidance for Sampling Agricultural properties (August 7, 2008) 4  shall be 
conducted to identify the amounts of OCPs in the soil. If present, OCPs requiring 
further analysis, per DTSC consultation, are dichloro-diphenyl-trichloroethane, 
toxaphene, and dieldrin. Should these OCPs be present, soil remediation shall be 
conducted until levels are reduced per DTSC guidelines prior to issuance of 
grading permits. Additionally, if any level of arsenic is present, further analysis 
and sampling shall meet Human Health Risk Assessment NOTE NUMBER 3, 
DTSC-SLs approved thresholds. 5  If arsenic levels do not meet the approved 
thresholds, remedial action shall take place to reduce levels below thresholds prior 
to issuance of grading permits. 

Impact 3.9-3: Emit hazardous emissions or handle hazardous or acutely hazardous materials, substances, 
or waste within one-quarter mile of an existing or proposed school? 

No Impact. No schools are located within 0.25 mile of the Project site, as the nearest school is Eric 
White Elementary School, approximately 0.58 miles to the southeast.  Andrew Jackson 
Elementary School and Selma High School are each approximately 1.0 miles northeast of the 
proposed site. No impact would occur. 

 

4 California Department of Toxic Substances Control. Interim Guidance for Sampling Agricultural Properties (Third Revision). 
August 7, 2008. chrome-extension://efaidnbmnnnibpcajpcglclefindmkaj/https://dtsc.ca.gov/wp-content/uploads/sites/31/2018/09/Ag-
Guidance-Rev-3-August-7-2008-2.pdf. Accessed August 2024.  

5 California Department of Toxic Substances Control. Human and Ecological Risk Office. June 2020, revised May 2022. chrome-
extension://efaidnbmnnnibpcajpcglclefindmkaj/https://dtsc.ca.gov/wp-content/uploads/sites/31/2022/02/HHRA-Note-3-June2020-
Revised-May2022A.pdf. Accessed August 2024.  
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Mitigation Measures: None are required.    

      

Impact 3.9-4: Be located on a site which is included on a list of hazardous materials sites compiled 
pursuant to Government Code Section 65962.5 and, as a result, would it create a significant hazard to 
the public or the environment?  

No Impact. A database search was conducted to identify recorded hazardous materials incidents 
in the Project area. The search included cleanup sites under Federal Superfund (National 
Priorities List), State Response, and other federal, state, and local agency lists. The proposed 
Project site is not located on a list of hazardous materials sites compiled pursuant to Government 
Code Section 65962.5 (Geotracker6 and DTSC Envirostor7 databases). Accordingly, the proposed 
Project would not create a significant hazard to the public or the environment. There is no impact.  

Mitigation Measures: None are required. 

 

Impact 3.9-5: For a project located within an airport land use plan or, where such a plan has not been 
adopted, within two miles of a public airport or public use airport, would the project result in a safety 
hazard or excessive noise for people residing or working in the project area? 

Less Than Significant Impact. The nearest airport to the Project site is Selma Airport, a public 
use airport, approximately 1.2 miles northwest.  The proposed Project is within the Airport 
Influence Area (AIA), but outside any safety zone or noise contour designated by the Fresno 
County Airport Land Use Compatibility Plan (ALUCP).8  Therefore, the Project would not expose 
persons to airport-related hazards, and the potential would be less than significant.  

Mitigation Measures: None are required. 

 

 

6 California State Water Resources Control Board, Geotracker Database. 
https://geotracker.waterboards.ca.gov/map/?CMD=runreport&myaddress=selma. Accessed October 2024. 

7 California Department of Toxic Control Substances. EnviroStor Database. 

https://www.envirostor.dtsc.ca.gov/public/map/?myaddress=Search. Accessed October 2024. 
8 Fresno Council of Governments. Airport Land Use Compatibility Plan. Appendix G – Selma Airport. 

https://fresnocog.wpenginepowered.com/wp-content/uploads/2019/01/fresno-final-alucp-113018-r_part2.pdf. Accessed October 
2024. 

https://geotracker.waterboards.ca.gov/map/?CMD=runreport&myaddress=selma
https://www.envirostor.dtsc.ca.gov/public/map/?myaddress=Search
https://fresnocog.wpenginepowered.com/wp-content/uploads/2019/01/fresno-final-alucp-113018-r_part2.pdf
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Impact 3.9-6: Impair implementation of or physically interfere with an adopted emergency response plan 
or emergency evacuation plan? 

Less Than Significant Impact. The California Emergency Services Act requires cities to prepare 
and maintain an Emergency Plan for natural, manmade, or war-caused emergencies that result 
in conditions of disaster or in extreme peril to life. The Selma General Plan includes goals and 
policies to establish and maintain a plan for responding to seismic disasters and for the provision 
of emergency services and policies to develop and adopt an Emergency Operations Plan. The 
proposed Project would not result in any alterations of existing roadways that would 
permanently block the circulation of emergency response services or introduce elements that 
would conflict with the operations of a future Emergency Operations Plan. Additionally, 
emergency access to the Project site would comply with City and Selma Fire Department (SFD) 
requirements. Therefore, the proposed Project would not interfere with an emergency response 
plan or emergency evacuation plan in Selma, and this impact would be less than significant. 

Mitigation Measures: None are required. 

 

Impact 3.9-7: Expose people or structures either directly or indirectly to a significant risk of loss, injury 
or death involving wildland fires? 

No Impact. According to the California Department of Forestry and Fire Protection (CAL FIRE) Fire 
Hazard Severity Zones Map, Selma is not in or near state responsibility areas or lands classified as 
Very High Fire hazard severity zones.9 There are no wildlands on or near the Project site. There is no 
impact. 

Mitigation Measures: None are required. 

 

Cumulative Impacts 

Less Than Cumulatively Considerable with Mitigation. The scope for considering cumulative 
impacts to hazards and hazardous materials is generally site-specific rather than cumulative in 
nature because each project site has different hazardous considerations that would be subject to 
review. Project construction may involve the transportation, use, and/or disposal of hazardous 

 

9 California Office of the State Fire Marshall. Fire Hazard Severity Zones Map. https://egis.fire.ca.gov/FHSZ/. Accessed October 

2024.  

https://egis.fire.ca.gov/FHSZ/
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materials, which may involve the use of equipment that contains hazardous materials (e.g., 
solvents and fuels, diesel‐fueled equipment), or the transportation of excavated soil and/or 
groundwater containing contaminants from areas that are identified as being contaminated.  

With respect to impacts related to the creation of a hazard through upset or accident conditions 
involving the release of a hazardous material, the following could occur during Project 
construction and operation: site grading that would generate dust and potential for contaminated 
soils due to agricultural chemicals. However, conformance with existing State and City 
regulations, including a SWPPP and Dust Control Plan, as well as project safety design features 
and implementation of HAZ-1, this impact would be rendered less than significant. This impact 
does not have the potential to contribute to cumulative hazards associated with other projects. 
The impacts would be localized, occurring only in the immediate vicinity of the project sites, and 
the implementation of appropriate safety measures during construction of the proposed Project 
would reduce the impact to a level that would not contribute to cumulative effects.  

Because the project is not located within ¼ mile of an existing school, it will not contribute to 
cumulative effects resulting from hazardous emissions or the handling of hazardous materials, 
substances, or waste. The project is not located on a listed hazardous materials site and 
accordingly would not contribute to cumulative impacts resulting from the creation of a 
significant hazard to the public due to its location.   

Because of the Project’s location in an area with adequate emergency response times and the 
absence of project features that would physically impair emergency response or evacuation, the 
Project would not contribute to cumulative impacts on an adopted emergency response plan or 
evacuation plan. Similarly, the Project would not contribute to cumulative wildland fire-related 
impacts due to its location in an area with low wildland fire risk. Considering the protection 
granted by local, State and federal agencies and their requirements for the use of hazardous 
materials in the region, as discussed above, with implementation HAZ-1, the overall 
cumulative impact would be less than significant. As such, the proposed Project’s 
incremental contribution to cumulative hazards and human health impacts would be less 
than cumulatively considerable with mitigation. 
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3.6 Hydrology and Water Quality 

This section of the DEIR identifies potential impacts of the proposed Project pertaining to 
hydrology, water supply and water quality. To assist in evaluation of this environmental impact, 
an SB 610 Water Supply Assessment (Appendix E) was prepared and is the basis for analysis. No 
NOP comment letters were received regarding hydrology or water quality.  

Environmental Setting  

Project Site 

As described in Chapter 2.1, the Project site is located on approximately 75.31-acres and is located 
adjacent to the western City of Selma limits in Fresno County in the central San Joaquin Valley. The 
proposed development site will occur on APN 385-230-33 and is approximately 36.21 acres. No 
development is proposed for the remaining 36.21 acres to be annexed. The site is located west of 
Highland Avenue, north of Rose Avenue and south of E. Floral Avenue. The site is predominantly 
surrounded by agricultural land, rural residential homes and commercial developments. The Project 
site is underlain with approximately 52.9% Delhi loamy sand, (0-3 percent slopes, MLRA 17), with 
the remaining soils on the parcel consisting of 28.0 % Hanford sandy loam and Delhi sand (0-3 
percent slopes, MLRA 17).1 The site is nearly flat and averages approximately 310 feet above mean 
sea level, with a slight low spot in the very center of the parcel.2 The City of Selma is located 
approximately 12 miles southeast of Fresno, in a topographic and structural basin that is bounded on 
the east by the Sierra Nevada mountains and on the west by the Coats Ranges. The City is in the center 
of the southern portion of the Great Valley Geomorphic Province, more commonly referred to as the 
San Joaquin Valley. 

The entire site is outside the Selma City limits but within the City’s planned growth area, the 
Specific Urban Development Plan (SUDP) and Sphere of Influence (SOI). The site has historically 
been a vacant commercial property; therefore, there is no historical water use at the site.3 The 

 

1 USDA, NCRS. Custom Soil Resource Report, Eastern Fresno Area California. 

https://websoilsurvey.sc.egov.usda.gov/WssProduct/i2fo0iqcege3oeiybfuijbh3/GN_00000/20241121_15495303751_59_Soil_Report.pd
f.  
2 Google Earth Pro, November 2024. 
3 Water Supply Assessment and Water Supply Verification for the Casitas Selma Mixed-Use Development Project. EKI Environment 

& Water, Inc. November 2024.  

https://websoilsurvey.sc.egov.usda.gov/WssProduct/i2fo0iqcege3oeiybfuijbh3/GN_00000/20241121_15495303751_59_Soil_Report.pdf
https://websoilsurvey.sc.egov.usda.gov/WssProduct/i2fo0iqcege3oeiybfuijbh3/GN_00000/20241121_15495303751_59_Soil_Report.pdf
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Project is designated outside of any Special Flood Hazard Areas or Other Areas of Flood Hazard 
(FEMA Flood Insurance Rate Map #06019C2650H, effective 2/18/094). 

Groundwater Basin 

The City of Selma is located within the geomorphic province known as the Central Valley, which 
is divided into the Sacramento Valley and the San Joaquin Valley. The groundwater underlying 
the City is part of the larger San Joaquin Valley Groundwater Basin within the San Joaquin River 
Hydrologic Region. The San Joaquin Valley Groundwater Basin is further subdivided into nine 
subbasins, including the Kings Subbasin (Subbasin 5-022.08). The City lies entirely within the 
Kings Subbasin, which covers approximately 981,325 acres (1,533 square miles).5 

Groundwater Supply 

Water service is provided by the Selma District of California Water Service (CalWater). The Project 
involves annexation of the Project site into the City of Selma. Upon annexation, the site will be 
added to the City of Selma’s service area. Additional off-site improvements will ensure the City 
has adequate pipeline to service the Project area (See Chapter 2.2 – Project Description, for 
detailed off-site improvements).  

Groundwater pumped from the Subbasin is the only source of the City’s potable water supply. 
The groundwater basin underlying the City is the Kings Subbasin within the San Joaquin Valley 
Basin. Although the Kings Subbasin is not adjudicated, the Department of Water Resources 
(DWR) has determined that the Kings Subbasin as a critically over-drafted basin and is classified 
as high priority, based on 2019  Sustainable Groundwater Management Act Basin Prioritization 
(SGMA-BP).6 

There are seven Groundwater Sustainability Agencies (GSA’s) that govern the Kings Subbasin. 
These GSAs include: the CKGSA, North Fork Kings GSA, South Kings GSA, McMullin Area GSA, 
Kings River East GSA, North Kings GSA, and James GSA. The Selma District falls within the 
jurisdiction of the CKGSA (Central Kings GSA), which covers an area of 141,452 acres in the east-
central portion of the Subbasin, including the entirety of the CID, the City, the community of 

 

4 FEMA Flood Map Service Center. Search Results – Fresno County Unincorporated Areas. Flood Insurance Rate Map 

#06019C2650H, effective 2/18/09. https://msc.fema.gov/portal/search?AddressQuery=selma%2C%20ca. Accessed November 2024. 
5 Water Supply Assessment and Water Supply Verification for the Casitas Selma Mixed-Use Development Project. EKI Environment 

& Water, Inc. November 2024. Page 30. See Appendix E. 
6 Ibid. 

https://msc.fema.gov/portal/search?AddressQuery=selma%2C%20ca
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Caruthers, the Selma Kingsburg-Fowler sanitation district, and a number of smaller communities 
and properties.7 

In 2020, the GSAs coordinated to prepare seven GSPs within the Subbasin (i.e., CKGSA GSP, 
James GSA GSP, Kings River GSA GSP, McMullin Area GSA GSP, North Fork Kings GSA GSP, 
and South Fork Kings GSA GSP), but certain technical efforts (e.g., development of the Kings 
Basin Water Budget) were cooperatively developed through a Coordination Agreement. The 
District falls within the jurisdiction of the CKGSA GSP.8 

Projects and management actions to support achievement of the Subbasin’s sustainability goal 
under SGMA are proposed by the GSAs and documented in their respective GSPs. The main 
program proposed by the CKGSA GSP to address overdraft conditions in the Subbasin is to 
increase surface water infiltration through conversion of farmland to dedicated intentional 
recharge projects with the intention of stabilizing the water table at current levels by 2040. Other 
projects include a surface water-groundwater interconnection data analysis to fill existing data 
gaps, and a domestic well mitigation program for mitigating domestic wells that go dry or are in 
imminent threat of going dry.9 

While there are no allocations or pumping restrictions currently proposed by the CKGSA, the 
CKGSA has listed “Groundwater Allocation” and “Groundwater Pumping Restrictions” as 
management actions that “are envisioned to be employed if project development is not 
proceeding sufficiently to achieve interim milestones”. The GSAs in the Subbasin have agreed 
upon initial quantities of storage change for each GSA to correct in order to achieve sustainability. 
The CKGSA and South Kings GSA’s proposed initial responsibility is 7,100 AFY, collectively. The 
assigned responsibility for reducing Subbasin overdraft is subject to revision at least every five 
years. Therefore, while groundwater allocations and pumping restrictions are not currently 
implemented, allocations may be implemented in the future to achieve sustainability, which 
could affect the District.10 

According to the 2020 Urban Water Management Plan (UWMP), the City is expecting the 
district’s water supply (normal year) to increase from 4,457 afy to 4,962 afy over the next twenty 
years. 11  Historically, the groundwater supplies available to the District from the underlying 

 

7 Ibid, page 32. 
8 Ibid. 
9 Ibid, page 34. 
10 Ibid. 
11 Ibid, page 41. 
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Subbasin have always been sufficient to meet District demands and the Cal Water supply wells 
have not dewatered, even during historical drought periods. 12  The projected available 
groundwater supply volume is shown on Table 3.6-1, and it should be noted that the water supply 
in 2045 is assumed to be the same as the water demand estimation of 2045, inclusive of the 
proposed Project. 

Table 3.6-1 
Projected Normal Year Water Supply and Demand for Selma District (acre feet/year)13 

 

 

Regulatory Setting 

Federal Agencies and Regulations 

Clean Water Act (CWA) and Associated Programs 

The Clean Water Act (CWA) is intended to restore and maintain the chemical, physical, and 
biological integrity of the nation’s waters (33 CFR 1251). The regulations implementing the CWA 
protect waters of the U.S. including streams and wetlands (33 CFR 328.3). The CWA requires 
states to set standards to protect, maintain, and restore water quality by regulating point source 
and some non-point source discharges. Under Section 402 of the CWA, the National Pollutant 
Discharge Elimination System (NPDES) permit process was established to regulate these 
discharges. 

Construction activities that are subject to this general permit include clearing, grading, 
stockpiling, and excavation that result in soil disturbances to at least one acre of the total land 
area.  Construction activities that disturb less than one acre are still subject to this general permit 
if the activities are part of a large common plan of development or if significant water quality 

 

12 Ibid, page 35. 
13 Water Supply Assessment and Water Supply Verification for the Casitas Selma Mixed-Use Development Project. EKI 

Environment & Water, Inc. November 2024. Page 41, Table 8. See Appendix E. 

Water Demand and Supply 
Projected Normal Year Water Supply and Demand (AFY) 

2025 2030 2035 2040 2045 

Normal Year Supply (a) 4,457 4,559 4,702 4,821 4,962 

District Demand Inclusive of Proposed Project 4,457 4,559 4,702 4,821 4,962 

District 2020 UWMP Water Demand 4,434 4,397 4,540 4,659 4,800 

Proposed Project Demand (b) 23 162 162 162 162 

Supply Shortfall(% demand) None None None None None 
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impairment would result.  In California, the Construction General Permit, revised in September 
2009, is implemented by the SWRCB. 

Section 401 

CWA Section 401 requires an evaluation of water quality when a proposed activity requiring a federal 
license or permit could result in a discharge to waters of the United States. In California, USEPA has 
delegated to SWRCB and the RWQCBs the authority to issue water quality certifications. Each 
RWQCB is responsible for implementing Section 401 in compliance with the CWA and that region's 
water quality control plan (also known as a Basin Plan). Applicants for a federal license or permit to 
conduct activities that might result in the discharge to waters of the United States must also obtain a 
Section 401 water quality certification to ensure that any such discharge would comply with the 
applicable provisions of the CWA. 

Section 404 

CWA Section 404 regulates the discharge of dredged and fill materials into waters of the U.S., which 
include all navigable waters, their tributaries, and some isolated waters, as well as some wetlands 
adjacent to the afore-mentioned waters (33 CFR Section 328.3). Areas typically not considered to be 
jurisdictional waters include non-tidal drainage and irrigation ditches excavated on dry land, 
artificially irrigated areas, artificial lakes or ponds used for irrigation or stock watering, small artificial 
waterbodies such as swimming pools, and water-filled depressions (33 CFR Part 328). Areas meeting 
the regulatory definition of waters of the U.S. are subject to the jurisdiction of USACE under the 
provisions of CWA Section 404. Construction activities involving placement of fill into jurisdictional 
waters of the U.S. are regulated by USACE through permit requirements. No USACE permit is 
effective in the absence of state water quality certification pursuant to Section 401 of the CWA. 

Federal Emergency Management Agency (FEMA) 

The National Flood Insurance Act (1968) makes available federally subsidized flood insurance to 
owners of flood-prone properties. To facilitate identifying areas with flood potential, Federal 
Emergency Management Agency (FEMA) has developed Flood Insurance Rate Maps (FIRM) that 
can be used for planning purposes. 

 

State of California Regulations 

Department of Water Resources (DWR) 
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DWR’s major responsibilities include preparing and updating the California Water Plan to guide 
development and management of the State’s water resources; planning, designing, constructing, 
operating, and maintaining the State Water Resources Development System; regulating dams; 
providing flood protection; assisting in emergency management to safeguard life and property; 
educating the public; and serving local water needs by providing technical assistance.  In 
addition, DWR cooperates with local agencies on water resources investigations; supports 
watershed and river restoration programs; encourages water conservation; explores conjunctive 
use of ground and surface water facilities voluntary water transfers; and, when needed, operates 
a State drought water bank. 

State Water Resources Control Board 

The State Water Resources Control Board (SWRCB), located in Sacramento, is the agency with 
jurisdiction over water quality issues in the State of California. The SWRCB is governed by the 
Porter-Cologne Water Quality Act (Division 7 of the California Water Code), which establishes 
the legal framework for water quality control activities by the SWRCB. The intent of the Porter-
Cologne Act is to regulate activities which may adversely affect the quality of waters of the State 
to attain the highest water quality which is reasonable, considering a full range of demands and 
values. The act authorizes the SWRCB to establish water quality principles and guidelines for 
long-range resource planning including groundwater and surface water management programs 
and control and use of recycled water. Much of the implementation of the SWRCB's 
responsibilities is delegated to nine Regional Water Quality Control Boards (RWQCBs). The 
proposed Project site is located within the jurisdiction of the Central Valley RWQCB.   

California Water Code  

The Federal CWA establishes certain guidelines for the states to follow in developing  programs 
for the control of surface water pollution and for planning the development and use of water 
resources. Under certain circumstances, the CWA allows the federal Environmental Protection 
Agency (EPA) to withdraw the primary responsibility for these programs from states with 
inadequate implementation mechanisms.  

California’s primary statute governing water quality and water pollution issues with respect to 
both surface waters and groundwater is the Porter-Cologne Water Quality Control Act of 1970 
(Division 7 of the California Water Code) (Porter-Cologne Act). The Porter-Cologne Act grants 
the SWRCB and each of the RWQCBs power to protect water quality, and is the primary vehicle 
for implementation of California’s responsibilities under the Federal CWA. The Porter-Cologne 
Act grants the SWRCB and the RWQCBs authority and responsibility to adopt plans and policies, 
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to regulate discharges to surface and groundwater, to regulate waste disposal sites and to require 
cleanup of discharges of hazardous materials and other pollutants. The Porter-Cologne Act also 
establishes reporting requirements for unintended discharges of any hazardous substance, 
sewage, or oil or petroleum product.  

Each RWQCB must formulate and adopt a water quality control plan (Basin Plan) for its region. 
The regional plans must conform with the policies set forth in the Porter-Cologne Act and 
established by the State water policy adopted by the SWRCB. The Porter-Cologne Act also 
provides that a RWQCB may include within its regional plan water discharge prohibitions 
applicable to particular conditions, areas, or types of waste.  

Water Code Section 13260 requires all dischargers of waste that may affect water quality in waters 
of the state to prepare and provide a water quality discharge report to the RWQCB. Section 
13260a-c is as follows: 

(a)  Each of the following persons shall file with the appropriate regional board a 
report of the discharge, containing the information that may be required by the 
regional board: 

(1)  A person discharging waste, or proposing to discharge waste, within any 
region that could affect the quality of the waters of the state, other than 
into a community sewer system. 

(2)  A person who is a citizen, domiciliary, or political agency or entity of this 
state discharging waste, or proposing to discharge waste, outside the 
boundaries of the state in a manner that could affect the quality of the 
waters of the state within any region. 

(3)  A person operating, or proposing to construct, an injection well. 

(b)  No report of waste discharge need be filed pursuant to subdivision (a) if the 
requirement is waived pursuant to Section 13269. 

(c)  Each person subject to subdivision (a) shall file with the appropriate regional 
board a report of waste discharge relative to any material change or proposed 
change in the character, location, or volume of the discharge. 

Water Code section 10910 (SB 610) 
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Water Code section 10910 (SB 610) requires that a lead agency obtain a water supply assessment 
from an applicable public water system for certain projects subject to the California 
Environmental Quality Act, which are defined as (a) a residential development of more than 500 
dwelling units; (b) a shopping center or business employing more than 1,000 persons or having 
more than 500,000 square feet of floor space; (c) a commercial office building employing more 
than 1,000 persons or having more than 250,000 square feet; (d) a hotel or motel with more than 
500 rooms; (e) an industrial or manufacturing establishment housing more than 1,000 persons or 
having more than 650,000 square feet or 40 acres; (f) a mixed use project containing any of the 
foregoing; or (g) any other project that would have a water demand at least equal to a 500 
dwelling unit project.  Refer to Impact Section 3.6-2 herein for the discussion pertaining to the 
Water Supply Assessment that was prepared for the Project. 

Regional Water Quality Board 

The Central Valley RWQCB administers the NPDES storm water-permitting program in the 
Central Valley region, including Selma. Construction activities on one acre or more are subject to 
the permitting requirements of the NPDES General Permit for Discharges of Storm Water Runoff 
Associated with Construction Activity (General Construction Permit). The General Construction 
Permit requires the preparation and implementation of a Storm Water Pollution Prevention Plan 
(SWPPP). The plan must include specifications for Best Management Practices (BMPs) that will 
be implemented during proposed construction to control degradation of surface water by 
preventing the potential erosion of sediments or discharge of pollutants from the construction 
area. The General Construction Permit program was established by the SWRCB and the Central 
Valley RWQCB for the specific purpose of reducing impacts to surface waters that may occur due 
to construction activities. BMPs have been established in the California Storm Water Best 
Management Practice Handbook (2003), and are recognized as effectively reducing degradation 
of surface waters to an acceptable level. Additionally, the SWPPP describes measures to prevent 
or control runoff degradation after construction is complete, and identifies a plan to inspect and 
maintain these facilities or project elements. 

Porter-Cologne Water Quality Control Act 

Under the Porter-Cologne Water Quality Control Act, waters of the state fall under the 
jurisdiction of the appropriate Regional Water Quality and Control Board (RWQCB). Under this 
act, the RWQCB must prepare and periodically update water quality control basin plans. Each 
basin plan sets forth water quality standards for surface water and groundwater, as well as 
actions to control nonpoint and point sources of pollution to achieve and maintain these 
standards. Projects that affect wetlands or waters must meet waste discharge requirements of the 
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RWQCB, which may be issued in addition to a water quality certification or waiver under CWA 
Section 401. 

Sustainable Groundwater Management Act 

In 2014, California enacted the Sustainable Groundwater Management Act (SGMA) (Water Code 
§10720 et seq.). SGMA requires that groundwater basins designated by the state Department of 
Water Resources (DWR) as high priority and/or critically overdrafted must be managed under a 
Groundwater Sustainability Plan (GSP) that avoids “undesirable results” as defined in the Act 
within 20 years from January 31, 2020. The GSP must be developed by a Groundwater 
Sustainability Agency (GSA) approved by the DWR. The City of Selma is part of the Central Kings 
Groundwater Sustainability Agency. 

 
Local Regulations 
 
City of Selma 2035 General Plan 
 
The following lists policies and implementing actions from the Selma 2035 General Plan 
pertaining to hydrology and water quality that are applicable to the proposed Project.   

Land Use 

Policy 1.92   Residential development at urban densities shall be located only where services and 
facilities can be provided. 

Policy 1.94  Development shall be allowed only in areas that already have urban services or are 
within a master plan to provide those services. Development of lands outside of 
current service or master Plan Areas (such as the SKF Sewer District, City of Selma 
Master Plan for Storm Drainage Area, etc.) may be considered if the following findings 
can be made: 

a. The development will not cause a shortfall, either short- or long-term in the 
financing of any public facility.  

b. The development will not significantly delay the provision of a public 
improvement.  

c.  The development will not accelerate the need for a public improvement beyond the 
ability of the improvement fund to adjust for the improvement.  
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d. Expansion of the master Plan Area and/or public facility will not result in the City 
being unable to maintain existing facilities at their current service levels.  

e. Notwithstanding the improvements proposed by any development, all 
developments will be required to contribute their pro rata share towards the 
completion of established Master Plan improvements. 

Open Space, Conservation and Recreation: 

Policy 5.18 The City shall endeavor to mitigate, to the extent feasible, activities which will 
exacerbate groundwater overdraft. 

Public Service and Facilities: 

Policy 4.17  In areas identified as being potentially subject to flooding, where the exact area and 
depth of flooding is uncertain, the applicant or developer of an annexation or 
development proposal shall be responsible for the preparation of a civil 
engineering report evaluating the flooding potential.  

Policy 4.18  The City shall continue to implement and administer the Master Plan for Storm 
Drainage as a means of offsetting increased storm water runoff from urbanization.  

Policy 5.13  Require correction of local storm water ponding conditions prior to development 
in such areas, either through off-site improvements provided by land developers, 
or through community storm drain facility capital improvement projects.  

Policy 5.16  Areas with high erosion potential or soil instability which cannot be mitigated shall 
be designated for open space land uses.  

 

Policy 6.1 Coordinate City-wide sewer, water, and storm drainage master plans which 
implement adopted land use goals, objectives and policies and Federal and State 
regulations. These master plans shall be updated as needed and implemented through 
various funding mechanisms including assessment district, property owner’s 
association’s user fees, development impact fees, mitigation payments, 
reimbursement agreements and/or other mechanisms which provide for equitable 
distribution of development and maintenance costs. 
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Thresholds of Significance 
 
The thresholds of significance for this section are established by the CEQA Checklist Item. 

• Violate any water quality standards or waste discharge requirements or otherwise 
substantially degrade surface or ground water quality?   

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

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

 i. result in substantial erosion or siltation on- or offsite; 

 ii. substantially increase the rate or amount of surface runoff in a manner 
 which would result in flooding on- or offsite; 

 iii. create or contribute runoff water which would exceed the capacity of 
 existing or planned stormwater drainage systems or provide substantial 
 additional sources of polluted runoff; or 

 iv. impede or redirect flood flows? 

• In flood hazard, tsunami or seiche zones, risk release of pollutants due to project 
inundation? 

• Conflict with or obstruct implementation of a water quality control plan or sustainable 
groundwater management plan? 

 

Impacts and Mitigation Measures 

Impact 3.6-1: Violate any water quality standards or waste discharge requirements or otherwise 
substantially degrade surface or ground water quality?   

Less Than Significant Impact. The proposed Project has the potential to impact water quality 
standards and/or waste discharge requirements during construction (temporary impacts) and 
operation (polluted stormwater runoff due to an increase in impervious surfaces and urban run-
off).  
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Construction 

Grading, excavation, removal of vegetation cover, and loading activities associated with 
construction activities could temporarily increase runoff, erosion, and sedimentation. 
Construction activities also could result in soil compaction and wind erosion effects that could 
adversely affect soils and reduce the revegetation potential at construction sites and staging areas.  

Three general sources of potential short-term construction-related stormwater pollution 
associated with the proposed Project are: 1) the handling, storage, and disposal of construction 
materials containing pollutants; 2) the maintenance and operation of construction equipment; 
and 3) earth moving activities which, when not controlled, may generate soil erosion and 
transportation, via storm runoff or mechanical equipment. Generally, routine safety precautions 
for handling and storing construction materials may effectively mitigate the potential pollution 
of stormwater by these materials. These same types of common sense, “good housekeeping” 
procedures can be extended to non-hazardous stormwater pollutants such as sawdust and other 
solid wastes. 

Poorly maintained vehicles and heavy equipment leaking fuel, oil, antifreeze, or other fluids on 
the construction site are also common sources of stormwater pollution and soil contamination. In 
addition, grading activities can greatly increase erosion processes. Two general strategies are 
recommended to prevent construction silt from entering local storm drains. First, erosion control 
procedures should be implemented for those areas that must be exposed. Secondly, the area 
should be secured to control offsite migration of pollutants.  

The Project site is located within the Central Valley RWQCB and is subject to the applicable 
requirements of the Basin Plan administered by the RWQCB in accordance with the Porter-
Cologne Water Quality Control Act. 

The NPDES Stormwater Program ensures the Project will comply with existing regulatory 
requirements to prepare a SWPPP designed to control erosion and the loss of topsoil to the extent 
practicable using BMPs that the RWQCB has deemed effective in controlling erosion, 
sedimentation, runoff during construction activities. The specific controls are subject to review 
and approval by the RWQCB and are an existing regulatory requirement. As the proposed Project 
would have a less than significant impact. 

Operation 

The long-term operations of the proposed Project could result in long-term impacts to surface 
water quality from urban stormwater runoff. The proposed Project would result in new 
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impervious areas associated with site improvements, including new asphalt, concrete and the 
proposed structures on site. Urban runoff typically contains oils, grease, fuel, antifreeze, 
byproducts of combustion (such as lead, cadmium, nickel, and other metals) and other household 
pollutants.  Precipitation early in the rainy season displaces these pollutants into storm water 
resulting in high pollutant concentrations in initial wet weather runoff.  This initial runoff with 
peak pollutant levels can be referred to as the "first flush" of storm events. 

The Project plans to install 11,089 linear feet (LF) of pipeline off-site, which would tie into existing 
storm drain and water infrastructure and would be in compliance with the City of Selma 
Development Standards. In accordance with the City’s storm water management regulations and 
NPDES Stormwater Program (General Stormwater Permit), BMPs would be implemented to 
reduce the amount of pollution in stormwater discharged from the Project site. The management 
of water quality through the requirement to obtain a General Stormwater Permit and implement 
appropriate BMPs would ensure that water quality does not degrade to levels that would violate 
water quality standards. These are existing regulatory requirements.  

In addition, the proposed Project will generate typical wastewater (sewer) associated with the 
proposed residential and commercial developments and will connect to the City’s sewer system. 
The proposed Project site would be located within the service area of Selma-Kingsburg-Fowler 

County Sanitation District (SKF CSD or District). Since the District is considered publicly owned, 
operational discharge flows treated at the SKF CSD would be required to comply with applicable 
water discharge requirements issued by the Regional Water Quality Control Board (RWQCB). 
Compliance with conditions or permit requirements established by the City as well as water 
discharge requirements outlined by the RWQCB would ensure that wastewater discharges 
coming from the proposed Project site and treated by the SKF CSD would not exceed applicable 
Central RWQCB wastewater treatment requirements. See also Section 3.8 – Utilities and Service 
Systems for further discussion regarding the Project’s wastewater (sewer) impacts.  

The Project will not result in a violation of any water quality standards or waste discharge 
requirements. Therefore, impacts will result in a less than significant impact. 

Mitigation Measures:  

None required. 
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Impact 3.6-2: Substantially decrease groundwater supplies or interfere substantially with groundwater 
recharge such that the project may impede sustainable groundwater management of the 
basin? 

Less Than Significant. The proposed Project would add demand for potable water to the City of 
Selma water system, which is reliant on groundwater to serve its residents. The information 
herein is based primarily on the Water Supply Assessment that was prepared for the Project 
(Appendix E). The results are summarized herein. 

Project Water Demand 

The combined Project size is approximately 1,708,423 square feet (sq ft), or 39 ac divided into 10 
parcels or lots. The specific retail land use associated with Lot 1 is not specified, but for the 
purposes of this WSA/WSV, it is assumed conservatively to be conference space. Lots 2, 3, 4, and 
5 are planned for retail use, including fast food restaurants, shops, and small restaurants, and Lot 
4 will include a hotel with 100 rooms. Lots 6, 7, 8, and 9 are planned for residential use and include 
a total of 600 dwelling units. Specifically, Lots 6 and 7 each include 150 dwelling units of market 
rate housing. Lot 8 includes 120 dwelling units of affordable senior housing, and Lot 9 includes 
180 dwelling units of affordable family housing. The residential lots each include a clubhouse of 
6,000 sq ft including a gym/fitness center, lobby, office space, and conference space, except for 
Lot 8, where the clubhouse will be 11,000 sq ft. Lastly, Lot 10 is a central lot which includes a 
landscaped central park of 3.6 acres. The Proposed Project also includes an estimated 7,000 sq ft 
of water features. Full buildout for the Proposed Project is assumed to be 2028.  

Based on the methodologies and assumptions described by the WSA (See Appendix E), the total 
annual water demand for the Proposed Project by 2045 is conservatively estimated to be 162 AFY, 
as shown in Table 3.6-2. Additionally, while not quantified herein, after consideration of return 
flows to groundwater, the actual demand on the supply system will be less than 162 AFY. 
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Table 3.6-2 
Summary of Estimated Annual Proposed Project Water Demand14 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

   
 

The proposed Project’s demands are not considered to be within the projected growth anticipated 
by the 2020 UWMP. Total water demands for the proposed Project are therefore considered 
additive to the District’s projected demands. 

 

 

 

14 Water Supply Assessment and Water Supply Verification for the Casitas Selma Mixed-Use Development Project. EKI 

Environment & Water, Inc. November 2024. Page 17 & 18, Table 2. See Appendix E. 

Proposed Land Use 

Residential 

M FR 

Clubhouse (d) 

Commercial 

Hotel 

Fast Food/Small Restaurant 

Shops 

Unspecified Retail (e) 

Community Landscaping 

Community Pools & Spas 

Irr iga ted Landscape Area 

Distribution System Losses (f) 

Existing Site Demand (g) 

Abbreviations: 

"AFY" = acre-feet per year 

"gpd" = gallons per day 

"du" = dwelling unit 

Notes: 

Land Use at Full Land Use 

Bu ildout (a) Units 

600 du 

29,000 sq ft 

100 room 

17,099 sq ft 

7,000 sq ft 

70,182 sq ft 

7,000 sq ft 

155,324 sq ft 

-- --

-- --

Demand Demand Factor Total Water Demand (AFY) (c) 

Factor (b) Units 2025 2030 I 2035 2040 

187 gpd/du 0 126 126 126 

0.070 gpd/sq ft 0 2.3 2.3 2.3 

134 gpd/room 15 15 15 15 

0.068 gpd/sq ft 1.3 1.3 1.3 1.3 

0.032 gpd/sq ft 0.25 0.25 0.25 0.25 

0.070 gpd/sq ft 5.5 5.5 5.5 5.5 

(c) -- 0 0.69 0.69 0.69 

(c) -- 0 6.9 6.9 6.9 

2.6% -- 0 4.2 4.2 4.2 

-- -- 0 0 0 0 

Net Annual Water Demand (h) 23 162 162 162 

"MFR" = mult i-family resident ia l 

"Proposed Project"= Casi tas Selma M ixed-UseDevelopment Project 

"sq ft" = square feet 

(a) Estimat ed total land use square footages and dwelling unit numbers per References 1 and 2. 

(b) Water demand factors fo r MFR per Reference 3, hotel per Reference 4, and fast food/small restaurant and shops per Reference 5. 

(c) Buildout schedule and complet ion date of 2028 per References 1 and 2. 

2045 

126 

2.3 

15 

1.3 

0.25 

5.5 

0.69 

6.9 

4.2 

0 

162 

(d) Clubhouse land use is inc lusive of gym/fitness center, lobby, office space, and conference space. For t he purposes of this WSA, it is conservat ively assumed tha t 

all clubhouse land use is associated conference space, which has a demand factor of 0.070 gpd/sq ft per Reference 5. 

(e) At the t ime of preparing the WSA, the speci fic retail use is unknown. It is conservat ively assumed that t his space wil l be conference space. 

(f) Est imat ed dist ribution system water loss associated w ith delivery of water to the Pro posed Project is based on a rate of 2.6% per Reference 6 and inc ludes both 

real and apparent losses. 

References: 

1. Lance Kash ian, 2024b. Response to Request for Info rmation, provided by Lance Kash ian on 11 June 2024. 

2. Lance Kash ian, 2024c. Informat ion provided by Lance Kashian on 28 June 2024. 

3. Cal Water, 2019. Ca l Water WSA Water Factor Tool, developed by M.Cubed, dated 22 October 2019. 

4. City of Ventura, 2020. Fina l Water Demand Factor Study, City of Ventura, prepared by Wood Rodgers, dated 8 April 2020. 

5. US Energy Info rmation Administration, 2012. Commerc ial Bu ildings Energy Consumption Survey: Water Consumption in Large Buildings Summary. 

6. DWR, 2023b. California Water Service Water Audit Data Report for the Selma District, submitted 19 December 2023, accessed 2 July 2024 

(https://wuedata.water.ca.gov/awwa_plans). 

7. Cal Water, 2024b. Informat ion provided by Cal Water on 17 July 2024. 
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Projected Supply and Demand 

The City’s water is currently only supplied by groundwater. While supply shortfalls are not 
projected, shortfalls resulting from any cause (e.g., droughts, impacted distribution system 
infrastructure, regulatory-imposed shortage restrictions, etc.) that could occur in the future 
would be managed through the implementation of the District’s WSCP. The overall reduction 
goals in the WSCP are established for six drought stages ranging from 10% to greater than 50% 
shortfalls. Beyond the WSCP, the District does not have any resolutions or ordinances reducing 
water supply allocated to a specific water use. 

Water Demand 

The 2020 UWMP water demand projections account for growth within the District service area 
through 2045. The 2020 UWMP projects population and associated water demands are based on 
historical rates of service area growth, plus known future development to be served by the 
District. It is estimated that the total annual water demand for the District will be approximately 
4,800 AFY in 2045 (See Table 3.6-3). 

In addition to the Proposed Project, Cal Water has identified a number of additional development 
projects within the District:  

• TT 6019 – A 301-unit single family residential (SFR) subdivision, located on the north 
side of East Dinuba Avenue between south Shaft Avenue and Thompson Avenue.  

• Singh Apartments and Commercial (NEQ Nebraska and Highland Development) – A 
144 unit MFR development and two commercial developments on approximately 16 acres 
located at the northeast corner of Highland Avenue and Nebraska Avenue.  

• Josan Development (SWQ Nebraska and Highland Development) – A mixed-use 
development including approximately 200 dwelling units, a hotel, and various 
commercial retail, eating, and auto sales establishment located at the southeastern corner 
of the Nebraska and Highland Avenue intersection.  

• Caliber Collision Selma – The construction of a Regional Commercial Center at the 
northwest corner of the SR 43 and Rose Avenue, which would include approximately 
42,149 sq ft of retail commercial uses consisting of a sit-down restaurant, and combined 
retail and drive-thru dining services and a mini mart/gas station.  
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• Amberwood (Tract 6244) – A 55 acres development of 270 SFR parcels with 2 outlots in 
the southern portion of the Amberwood Specific Plan on the northeast corner of E. Floral 
Avenue and Dockery Avenue.  

• Canales – A 153-unit SFR development on 55 acres and three commercial lots.  

• Selma Crossings – The development of approximately 3.5 million sq ft of commercial 
retail, office and residential uses on approximately 288 acres located on the northwest, 
southwest, and northeast quadrants of the intersection of Mountain View and Highway 
99.  

• Selma Grove – A regional shopping center consisting of about 94 acres and 
approximately 973,100 sq ft of retail uses located north of Floral Avenue and west of 
Highway 99.  

• Dinuba & McCall Gas station – A 5,000 sq ft mini-mart with a 1,000 sq ft quick service 
restaurant, and eight gas pump facility (16 fueling stations). 

The projects listed above are not explicitly mentioned in the District’s 2020 UWMP. Additionally, 
the individual project statuses and estimated water demands are unknown at this time. Therefore, 
for the purposes of this WSA/WSV, these projects are not considered in the projected demand 
growth analysis for the District.  

In addition to the projects listed above, Cal Water has identified two development projects that 
are moving forward and have estimated water demands: (1) the Nagra Estates project, including 
ten SFR dwelling units and a park, and (2) the Valley View project, including 37 SFR dwelling 
units. Nagra Estates has not yet been built out, while Valley View came online in 2022 and has 
completed 34 of the 37 planned SFR dwelling units.  

Per the District’s 2020 UWMP, the number of SFR service connections in the District’s service area 
are projected to increase by approximately 26% between 2020 and 2045. This corresponds to an 
estimated net increase of 1,500 service connections and a net increase of 706 AFY of demand in 
the SFR sector within the District. When considering the average water demand of Valley View 
(17 AFY) and the estimated demand for Nagra Estates (5 AFY), the combined demand of the two 
known developments would account for 3% of the projected net SFR growth for the District. 
Therefore, while the two developments are not explicitly included in the 2020 UWMP water 
demand growth projections, their demands are considered to be within the projected growth 
anticipated by the 2020 UWMP. Total water demands for the District are therefore inclusive of 
the demands associated with the Nagra Estates and Valley View projects.  
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As shown in Table 3.6-3, the proposed Project will increase the District’s demand by 23 AFY in 
2025 and by 162 AFY in 2045. 

 

Groundwater Supply 

The District operates 16 wells within the District boundaries, all of which overlie the Subbasin. 
Pursuant to CWC §10910(f)(3) and CGC §66473.7(2)(A), the amount of groundwater pumped by 
Cal Water within the District for the past 20 years and prior years is provided in Table 3.6-4 (See 
Appendix E for an enlarged table). The groundwater pumping data shown in Table 3.6-4 extends 
beyond the required period and includes data from 2000 through 2023. The available 
groundwater supplies have been sufficient to meet all of the District’s demands in all prior years. 
As can be seen from the data shown in Table 3.6-4, the groundwater pumping volumes within 
the District in recent years (an average of 4,406 AFY from 2019 through 2023) are approximately 
30% lower than they were in previous years (an average of 5,926 AFY from 2000 through 2018), 
reflecting Cal Water’s successful implementation of water conservation measures in response to 
the drought and continued long-term efficiency due to active and passive conservation. 
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Table 3.6-3 

Projected Future Water Demand for the Selma District15 

 

 

 

 

 

 

15 Water Supply Assessment and Water Supply Verification for the Casitas Selma Mixed-Use Development Project. EKI 

Environment & Water, Inc. November 2024. Page 26, Table 5. See Appendix E. 

Projected Annual Water Demand {AFY) 
Water Demand 

2025 2030 2035 2040 2045 

District 2020 UWMP Demands (a) 4,434 4,397 4,540 4,659 4,800 

Proposed Project Demands {b) 23 162 162 162 162 

Total District Demands 

(Inclusive of Additive Proposed Project Demands} 
4,457 4,559 4,702 4,821 4,962 

Projected Future District Demands 

5,100 

5,000 

4,900 

f 4,800 

!!. 4,700 .., 
r:: 
"' 4,600 E ., 
0 4,500 
.l!l 

4,400 "' 3: 
4,300 

4,200 

4,100 
2025 2030 2035 2040 2045 

■ District 2020 UWMP Demands (a) ■ Proposed Project Demands (b) 

Abbreviations: 

"AFY" = acre-feet per year "UWMP" = Urban Water Managemen t Plan 

"District" = Ca liforn ia Water Service, Selma District "WSA" = Water Supply Assessment 

"DWR" = California Department of Water Resources "WSV" = Water Supply Verification 

"Proposed Project"= Casi tas Selma Mixed-Use Development Project 

Notes: 

(a) Water demand projections for the Distr ict were updated in 2021 and are presented from DWR Table 4-2, per 
Refe rence 1. 

{b) As discussed in Section 5 of t he WSA/WSV, the Proposed Project demands are not included within the 2020 

UWMP and are therefore conside red addit ive to Dist rict demands. 

References: 

1. Cal Water, 2021b. 2020 Urban Wa ter Management Plan, Selma District, prepared by Ca lifornia Water Service, 

dated June 2021. 
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Table 3.6-4 

Historical Water Supply for the Selma District16 

 
 

Sustainable Yield Analysis 

Historically, the groundwater supplies available to the District from the underlying Subbasin 
have always been sufficient to meet District demands and the Cal Water supply wells have not 
dewatered, even during historical drought periods. The District’s 2020 UWMP provided an 
analysis of the availability of groundwater supply for the District based on historical 
groundwater use and review of available information regarding groundwater supply availability 
to the District, including the impacts of SGMA. The analysis found that groundwater supplies are 
expected to be sufficient to meet the projected future demands of the District through 2045. While 
this analysis did not include the additive demands associated with the Proposed Project, it is 
estimated that the District’s demands inclusive of the Proposed Project will still be well below 
historical groundwater demands. By 2045, groundwater demands for the District, inclusive of 
water demands associated with the Proposed Project, are projected to be approximately 4,962 

 

16 Water Supply Assessment and Water Supply Verification for the Casitas Selma Mixed-Use Development Project. EKI 

Environment & Water, Inc. November 2024. Page 39, Table 6. See Appendix E. 

Historical Water Supply (a) {AFY) 
District Water System 

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 

Groundwater Wells 6,099 6,128 6,652 6,912 7,032 6,648 6,893 7,391 7,100 6,563 6,000 S,891 6,019 6,113 5,173 3,951 3,839 4,021 4,063 4,017 4,592 4,060 3,851 3,711 

Total Water Supply 6,099 6,228 6,652 6,912 7,032 6,648 6,893 7,391 7,100 6,563 6,000 5,891 6,019 6,113 5,173 3,952 3,839 4,021 4,063 4,017 4,592 4,060 3,852 3,711 

Historical Water Supply 
8,000 

f 6,000 
:, 
> 
"ii 
0. , 

4,000 "' . 
~ 

2,000 

2000 1001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 1015 2016 2017 2018 2019 2020 2021 2021 2023 

~ 

"AFr =acre-feetperyear 

"District"= California Water Service, Selma District 

Now; 

(a) HistoricalwatersupplyvaluesperReferencel. 

References: 

l. Cal Water, 2024a. Historical Demand and Production Data provided by Cal Water on 9 May 2024. 
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AFY, or 965 AFY less than the average historical groundwater demands from 2000 through 2018 
(see Table 3.6-4).  

Additionally, the City and Cal Water have a settlement agreement with CID to collect money as 
part of water rates to construct recharge facilities within the groundwater basin. Although there 
are no specific projects currently proposed, the City and District anticipate and are planning for 
more recharge in the future, and thus the impacts to the groundwater basin would still be 
negligible to serve the Proposed Project.  

It is also important to note that from a regional and Subbasin-wide standpoint, the District 
pumping is only a small fraction of total groundwater pumping. Based on the Kings Subbasin 
Groundwater Sustainability Annual Report for WY 2023, groundwater pumping within the 
Subbasin was approximately 864,000 AFY in WY 2023. Irrigated agriculture accounted for 
approximately 83% of total pumping within the Subbasin, while total urban pumping only 
accounted for approximately 17% of total pumping within the Subbasin, of which the District is 
only a portion. Therefore, it is likely that management of agricultural groundwater use, rather 
than urban use, will be a much larger determining factor in maintaining groundwater 
sustainability in the Subbasin in the future. 

Because of the demonstrated ability of the District to meet historical demands from the Subbasin 
that are even greater than the projected demands inclusive of the Proposed Project, and given 
that the CKGSA has not indicated any plans to limit urban pumping as part of GSP 
implementation, it is reasonable to conclude the groundwater supply from the Subbasin is 
sufficient to meet the District's groundwater demand inclusive of the Proposed Project.  

Pursuant to CGC §66473.7(g), it is important to note that there may be other industrial or 
agricultural users within the District’s service area who rely on groundwater from the Subbasin 
and are not currently receiving water from the District. However, the Proposed Project will not 
have any foreseeable impacts on these users, as the District’s projected groundwater pumping 
(inclusive of the Proposed Project) is expected to be less than the District’s historical groundwater 
pumping.  

Cal Water holds certain water rights to groundwater it has pumped and used as an overlying 
owner and appropriator. Cal Water’s water rights have been dedicated to public use, and Cal 
Water is required by the CPUC to provide water to all customers within its designated service 
area under reasonable rules and regulations. Further, under California law municipal water 
rights and uses have a higher priority and are entitled to more protection than other uses of water, 
including in connection with SGMA. Use of water for domestic purposes is recognized as the 
“highest use” of water in the State of California pursuant to CWC §106, and the rights of urban 
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water purveyors should be protected to the fullest extent necessary for existing and future uses, 
pursuant to CWC §106.5.  

SGMA is intended to preserve the security of water rights in the state to the greatest extent 
possible, and was not intended to determine, modify or alter any surface water or groundwater 
rights or priorities (CWC §10720.1(b), 10720.5(a) and (b)). While SGMA, and consequently 
implementation of the GSPs, are not anticipated to change the availability of groundwater to meet 
the District’s projected demands, the long-term impacts of SGMA implementation in the 
Subbasin are still uncertain. The GSAs are continuing the implementation of the GSPs to stabilize 
water levels and provide for sustainable management of the groundwater resource. 

As demonstrated above and in the 2020 UWMP, there is sufficient groundwater supply available 
to meet the projected future District demands based on the demonstrated ability of the District to 
meet historical demands from the Subbasin that are even greater than the District’s projected 
demands. In addition, the CKGSA has not indicated any plans to limit urban pumping as part of 
CKGSA GSP implementation. Therefore, consistent with the District’s 2020 UWMP, the available 
supplies to the District are considered to be equal to demands under all conditions (i.e., current 
and projected, and for normal, single dry, and multiple dry years including a 5-year drought 
period). The total projected potable supplies for the District for normal, single dry, and multiple 
dry years are presented in Table 8, Table 9, and Table 10 in the WSA (See Appendix E). 

In conclusion, given (1) that the District’s 2020 UWMP does not identify supply shortfalls for the 
District under any hydrologic conditions evaluated, (2) the projected reliability of groundwater 
available to the District, (3) the demonstrated effectiveness of the District’s WSCP in the case of 
supply shortages, and (4) the increasing efficiency and drought planning requirements from the 
State, sufficient water supply is estimated to be available to Cal Water to meet all future demands 
within the District service area and those associated with the Proposed Project.  

Cal Water is committed to supporting the development needs of the Proposed Project and will be 
able to provide water service, with infrastructure tailored to the Proposed Project’s plans. This 
infrastructure includes, but is not limited to, transmission lines, distribution systems, meters, and 
water system monitoring. Cal Water anticipates collaborating with the Project Proponent, the 
City/County, and the SWRCB Division of Drinking Water throughout the design, construction, 
and operation phases. Cal Water will need to ensure that all current and future state standards 
are met regarding pipe sizes, fire flows, equipment, and materials and will be responsible for 
ongoing operations, maintenance, and design of any proposed constructed water facilities. Cal 
Water may require additional facilities to provide water service to the Proposed Project 
depending on the pressure zone's specific needs for pressures and flows. To accomplish this, Cal 
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Water may request dedication of parcels of land for the future needs of pumped storage and/or 
additional well supply. Additional evaluation may be needed to determine the optimized 
location and required minimum area. Cal Water’s commitment to the development needs of the 
proposed Project may need to be reassessed in the case of changing water supply conditions 
within the District and will expire five years after the date of this WSA/WSV if the proposed 
Project has not begun construction and made on-going progress towards completion. As such, 
any impacts are considered less than significant.  

 
Mitigation Measures: None are required. 

 

Impact 3.6-3: Substantially alter the existing drainage pattern of the site or area, including through the 
alteration of the course of a stream or river or through the addition of impervious surfaces, in a manner 
which would: 

 i. result in substantial erosion or siltation on- or offsite; 

 ii. substantially increase the rate or amount of surface runoff in a manner which would result in 
flooding on- or offsite; 

 iii. create or contribute runoff water which would exceed the capacity of existing or planned 
stormwater drainage systems or provide substantial additional sources of polluted runoff; or 

 iv. impede or redirect flood flows? 

Less Than Significant. Construction and long-term operations of the proposed Project could 
result in potential impacts to surface water quality from urban stormwater runoff. The proposed 
Project would result in new impervious areas associated with site improvements, including new 
asphalt, concrete and the proposed structures on site. Additionally, the proposed Project will tie-
in to existing sewer, storm drain and water infrastructure. To accomplish this, approximately 
11,089 linear feet (LF) of pipeline will be installed off-site. Urban runoff typically contains oils, 
grease, fuel, antifreeze, byproducts of combustion (such as lead, cadmium, nickel, and other 
metals) and other household pollutants.  Precipitation early in the rain season displaces these 
pollutants into storm water resulting in high pollutant concentrations in initial wet weather 
runoff.  This initial runoff with peak pollutant levels can be referred to as the "first flush" of storm 
events. 
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The proposed Project would install storm water drainage facilities (e.g. storm drainage 
mechanisms and storm water pipes) that would be in compliance with the City of Selma 
Development Standards. The proposed Project would connect to the existing 12” main on Floral 
and Highland Avenue. Additionally, Station 20 is south of the Project area which has a well, two 
boosters, and a one-million-gallon tank that is beneficial during high peak water usage times. As 
part of the Project, the existing water main in Stillman Avenue will be continued west along the 
Project’s extent and loop into the existing Floral Avenue water main. An additional 11,089 linear 
feet (LF) of pipeline will be installed off-site (See Project Description – Chapter 2 for further 
details). 

Substantial erosion, siltation or flooding are not expected to occur as the site is developed. In 
accordance with the NPDES Stormwater Program, and as described in the Section 3.6 - Geology 
and Soils, the proposed Project will be required to comply with existing regulatory requirements 
to prepare a SWPPP designed to control erosion and the loss of topsoil to the extent practicable 
using BMPs that the RWQCB has deemed effective in controlling erosion, sedimentation, runoff 
during construction activities. The specific controls are subject to review and approval by the 
RWQCB and are an existing regulatory requirement. Construction of the storm drain basin and 
compliance with BMPs outlined in the SWPPP would ensure that the proposed Project would 
have a less than significant impact relative to this topic. 

Mitigation Measures:   

None required. 

 

Impact 3.6-4: In flood hazard, tsunami or seiche zones, risk release of pollutants due to project 
inundation? 

Less Than Significant. The Project is designated outside of any Special Flood Hazard Areas or 
Other Areas of Flood Hazard (FEMA Flood Insurance Rate Map #06019C2650H, effective 
2/18/0917) and is considered an area of minimal flood hazard. The site has been designed with 
adequate storm drain capacity, and compliance with the requirements for SWPPP and BMPs (see 
Section 3.6-3) will ensure that the risk of release of pollutants due to Project inundation is less 
than significant. The site is also located more than 100 miles from the nearest ocean that could 

 

17 FEMA Flood Map Service Center. Search Results – Fresno County Unincorporated Areas. Flood Insurance Rate Map 

#06019C2650H, effective 2/18/09. https://msc.fema.gov/portal/search?AddressQuery=selma%2C%20ca. Accessed November 2024. 

https://msc.fema.gov/portal/search?AddressQuery=selma%2C%20ca
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cause a tsunami and there are no bodies of water near the Project site that would represent any 
impacts related to seiche zones. Therefore, there is a less than significant impact related to 
flooding and related hazards.  

Mitigation Measures: None are required. 

 

Impact 3.6-5: Conflict with or obstruct implementation of a water quality control plan or 
sustainable groundwater management plan? 

Less Than Significant. See the response to Impacts 3.9-1 and 3.9-4 pertaining to water quality. 
The proposed Project would install storm water drainage facilities (e.g. storm drainage 
mechanisms and storm water pipes) that would be in compliance with the City of Selma 
Development Standards. In addition, water quality protection measures are included as 
mitigation and the Project would be in compliance with the City’s Storm Drain Master Plan. This 
will ensure Project water quality impacts are less than significant. 

The City of Selma is part of the Central Kings Groundwater Sustainability Agency (CKGSA). The 
proposed Project, if approved, would come under the jurisdiction and purview of the City of 
Selma which is subject to CKGSA’s Groundwater Sustainability Plan (GSP). The CKGSA’s GSP, 
along with the other six GSPs within the Subbasin, underwent initial revision and were 
resubmitted to DWR in July 2022.  DWR officially approved the collective GSPs and coordination 
agreement in August 2023.  

Projects and management actions to support achievement of the Subbasin’s sustainability goal 
under SGMA are proposed by the GSAs and documented in their respective GSPs. The main 
program proposed by the CKGSA GSP to address overdraft conditions in the Subbasin is to 
increase surface water infiltration through conversion of farmland to dedicated intentional 
recharge projects with the intention of stabilizing the water table at current levels by 2040. Other 
projects include a surface water-groundwater interconnection data analysis to fill existing data 
gaps, and a domestic well mitigation program for mitigating domestic wells that go dry or are in 
imminent threat of going dry.  

Upon approval, the Project will be subject to the rules and requirements of CKGSA’s GSP. 
Therefore, the Project will not conflict with or obstruct a sustainable groundwater management 
plan. 
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Mitigation Measures: 

None are required. 

 

Cumulative Impacts 

Less Than Cumulatively Considerable. The geographic area for cumulative hydrology analysis 
is the land area included in the San Joaquin Groundwater Basin. Buildout of the City’s General 
Plan and other pending projects in the Basin area will contribute to changes to stormwater 
collection systems and groundwater quality as well as an increase in groundwater demand.  

Proposed Project development in combination with future projects associated with buildout of 
the General Plan would increase the amount of impervious surfaces in the area. Stormwater 
runoff is typically directed into adjacent streets where it flows to the nearest drainage system. As 
with the proposed Project, each new development would be required to design and develop a 
stormwater collection system that ensures appropriate water quality protection measures and 
sufficient capacity. All projects, including the proposed Project would be required to implement 
Best Management Practices and to conform to the existing NPDES water quality regulations. 
Similarly, all projects that would not retain all runoff onsite would be required to prepare a 
SWPPP, which would include BMPs designed to prevent the mixture of sediment and other 
pollutants with stormwater and degrading water quality. Cumulative impacts of the Project to 
water quality would be less than significant. Therefore, cumulative impacts associated with 
stormwater collection and water quality is less than cumulatively considerable. 

With respect to erosion, drainage, and flooding, compliance with State regulations would 
minimize direct impacts on erosion, drainage, and flooding. It is anticipated that other cumulative 
scenario projects would be required to implement similar measures, in order to minimize erosion, 
drainage, and flooding related impacts. Additionally, drainage related impacts from cumulative 
scenario projects would be primarily localized. Therefore, cumulative scenario impacts on 
erosion, drainage, and flooding are not anticipated to be cumulatively considerable, and the 
Project would not contribute to a cumulative impact on flooding, erosion, or drainage. 

With respect to water supplies, the City of Selma is part of the CKGSA. The proposed Project, if 
approved, would become under the jurisdiction and purview of the City of Selma which is subject 
to CKGSA’s Groundwater Sustainability Plan. The City of Selma utilizes groundwater as its sole 
source of potable water. As identified herein and in the SB 610 Water Supply Assessment, the 
City anticipates being able to provide adequate potable water to the City through the year 2045. 
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The proposed Project’s demands are not considered to be within the projected growth anticipated 
by the 2020 UWMP. Total water demands for the Proposed Project are therefore considered 
additive to the District’s projected demands. However, the WSA found that given (1) that the 
District’s 2020 UWMP does not identify supply shortfalls for the District under any hydrologic 
conditions evaluated, (2) the projected reliability of groundwater available to the District, (3) the 
demonstrated effectiveness of the District’s WSCP in the case of supply shortages, and (4) the 
increasing efficiency and drought planning requirements from the State, sufficient water supply 
is estimated to be available to Cal Water to meet all future demands within the District service 
area and those associated with the Proposed Project. Therefore, Project implementation would 
result in less than cumulatively considerable impacts to groundwater supplies in the San Joaquin 
Groundwater Basin.   
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3.7 Transportation/Traffic 

This section of the DEIR identifies potential impacts of the proposed Project pertaining to 
transportation and traffic in and around the Project vicinity. The analysis presented in this EIR 
section is based, in part, on the Traffic Impact Analysis (TIA) Report and VMT Report prepared 
for the Project by JLB Traffic Engineering, Inc. which are included as Appendix F and G, 
respectively.    

Environmental Setting 

The proposed Project is located on approximately 75.3-acres and is adjacent to the western City of 
Selma limits in Fresno County in the central San Joaquin Valley. The Project site is located west of 
Highland Avenue, north of Rose Avenue and south of E. Floral Avenue and consists of APNs 385-
260-33, 385-230-16, -38 and -39. The proposed development site will occur on APN 385-230-33 and is 
approximately 39.1 acres. No development is proposed for the remaining 36.2 acres to be annexed. 
The site is predominantly surrounded by agricultural land, rural residential homes and commercial 
developments. The entire site is outside the Selma City limits but within the City’s planned growth 
area, the Specific Urban Development Plan (SUDP) and Sphere of Influence (SOI).  

The proposed Project site is currently vacant with minimal vegetation. Surrounding land uses 
include agricultural land, rural residential homes and commercial developments. 

Area Roadways 

Golden State Boulevard is an existing northwest-southeast (diagonal) four-lane divided arterial 
in the vicinity of the proposed Project. In this area, Golden State Boulevard extends northwest of 
Highland Avenue and southeast of Park Street. Golden State Boulevard turns into Whitson Street 
southeast of Highland Avenue and northwest of Park Street. The City of Selma General Plan 
Update 2035 designates Golden State Boulevard in its entirety as an arterial.  

Whitson Street is an existing northwest-southeast (diagonal) four-lane divided arterial in the 
vicinity of the proposed Project. In this area, Whitson Street extends southeast of Highland 
Avenue and northwest of Park Street. Whitson Street turns into Golden State Boulevard 
northwest of Highland Avenue and southeast of Park Street. The City of Selma General Plan 
Update 2035 designates Whitson Street in its entirety as an arterial.  

State Route (SR) 99 is an existing six-lane freeway in the vicinity of the proposed Project. SR 99 
traverses the County of Fresno and through the City of Selma in a northwest-southeast direction 
and serves as the principal connection to various metropolitan areas within the Central San 
Joaquin Valley.  
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Highland Avenue is an existing north-south two-lane collector in the vicinity of the proposed 
Project. Highland Avenue extends between Dinuba Avenue and Floral Avenue. South of Floral 
Avenue, State Route 43 is also known as Highland Avenue. The City of Selma General Plan 
Update 2035 designates Highland Avenue as an arterial between Manning Avenue and Mountain 
View. The Caltrans Transportation Concept Report for SR 43 classifies SR 43 between Floral 
Avenue and Nebraska Avenue as a principal arterial.  

Future North-South Road is a future north-south two-lane collector planned to be constructed 
adjacent to the proposed Project. Future North-South Road is planned to be constructed as a two-
lane collector with a two-way left turn lane on center between Floral Avenue and Stillman Street.  

DeWolf Avenue is an existing north-south roadway in the vicinity of the proposed Project. 
DeWolf Avenue is a two-lane undivided roadway throughout the City of Selma SOI. The City of 
Selma General Plan Update 2035 does not have any stated plans for DeWolf Avenue.  

Floral Avenue is an existing east-west roadway adjacent to the proposed Project. Floral Avenue 
is a two-lane undivided roadway west of Leonard Avenue, a four-lane divided roadway between 
Leonard Avenue and Whitson Street, a four-lane undivided collector between Whitson Street and 
Wright Street and a two-lane undivided collector east of Wright Street. The City of Selma General 
Plan Update 2035 states Floral Avenue shall be widened to four lanes and designates Floral 
Avenue as an arterial between Whitson Street and DeWolf Avenue.  

Stillman Street is an existing east-west roadway in the vicinity of the proposed Project and will 
be constructed further west along the southern boundary of the Project. Stillman Street is a two-
lane undivided roadway throughout the City of Selma SOI. The City of Selma General Plan 
Update 2035 does not have any stated plans for Stillman Street.  

Rose Avenue is an existing east-west roadway in the vicinity of the proposed Project. Rose Avenue 
is a two-lane undivided roadway west of Thompson Avenue, a four-lane undivided roadway 
between McCall Avenue and Country Club Lane and a two-lane undivided roadway east of 
County Rose Lane. The City of Selma General Plan Update 2035 does not have any stated plans 
for Rose Avenue. 

Airports 

The proposed Project site is approximately 1.2 miles southeast of Selma Airport, while the next 
nearest airport is the Reedley Municipal Airport, approximately 12 miles northeast. 
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Regulatory Setting 

Federal Regulations 

Several federal regulations govern transportation issues. They include: 

• Title 49, CFR, Sections 171-177 (49 CFR 171-177), governs the transportation of hazardous 
materials, the types of materials defined as hazardous, and the marking of the 
transportation vehicles. 

• 49 CFR 350-399, and Appendices A-G, Federal Motor Carrier Safety Regulations, address 
safety considerations for the transport of goods, materials, and substances over public 
highways. 

• 49 CFR 397.9, the Hazardous Materials Transportation Act of 1974, directs the U.S. 
Department of Transportation to establish criteria and regulations for the safe 
transportation of hazardous materials. 

State of California Regulations 

California Department of Transportation 

The California State Department of Transportation (Caltrans) has jurisdiction over state highways 
and sets maximum load limits for trucks and safety requirements for oversized vehicles that 
operate on California highways. The City of Merced and Merced County are under the 
jurisdiction of Caltrans District 6. The following Caltrans regulations apply to the potential 
transportation impacts of the Project:  

• California Vehicle Code, Division 15, Chapters 1 through 5 (Size, Weight, and Load). 
Includes regulations pertaining to licensing, size, weight, and load of vehicles operated 
on highways.  

• California Street and Highway Code, Sections 660-711, 670-695. Requires permits from 
Caltrans for any roadway encroachment during truck transportation and delivery, 
includes regulations for the care and protection of state and county highways and 
provisions for the issuance of written permits, and requires permits for any load that 
exceeds Caltrans weight, length, or width standards for public roadways.  
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Senate Bill 743 

Senate Bill (SB) 743 was approved by the then Governor Brown on September 27, 2013. SB 743 
created a path to revise the definition of transportation impacts according to California 
Environmental Quality Act (CEQA). The revised CEQA Guidelines requiring a vehicle miles 
traveled (VMT) analysis became effective December 28, 2018; however, agencies had until July 1, 
2020 to finalize their local guidelines on VMT analysis. The intent of SB 743 is to align CEQA 
transportation study methodology with and promote the statewide goals and policies of reducing 
VMT and greenhouse gases (GHG). Three objectives of SB 743 related to development are to 
reduce GHG, diversify land uses, and focus on creating a multimodal environment.  

Local Regulations 

City of Selma General Plan 

The City of Selma 2035 General Plan is intended to provide guidance and specific actions to 
ensure the continued safe and efficient operation of Selma’s circulation system. The following 
policies are applicable to the Project. 

Circulation Policies 

2.8  All street and roadway improvements shall be designed and constructed in 
accordance with the Circulation Element and Circulation Plan. 

2.9  The Circulation Plan shall act as a guide in determining the function of major 
streets. The City’s functional street classification system shall include highways, 
expressways, major arterials, arterials, collectors, minor collectors, and local 
streets. 

2.13 Arterials shall be improved to four lanes, with appropriate variations in 
intersection design to alleviate special traffic problems where necessary. Major 
arterials shall be improved to six lanes, with appropriate variations in intersection 
design to alleviate special traffic problems where necessary. 

2.14  Meandering sidewalks shall be encouraged along collectors and arterials. 

2.15  Floral Avenue from SR 99 to Amber shall be widened to four lanes, either by street 
widening or by elimination of parking as traffic generation warrants. 

2.16  City circulation system street alignments shall be coordinated with Fresno County 
circulation system street alignments. 
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2.17  Local collectors shall serve residential neighborhoods, but shall not be used to 
carry through traffic or high traffic volumes. Actual design and improvement to 
ultimate standards shall be achieved through inclusion of facilities as part of the 
City-wide Capital Improvements Program, or by new developers as areas 
adjoining the designated circulation system are developed, with allowance for 
bicycle lanes, where planned. 

2.19   The City of Selma will request that Selma's Circulation Element and Circulation 
Plan be incorporated into the Fresno County General Plan and Selma Community 
Plan. 

2.20  A one-mile arterial frequency grid system plan shall be used to allow efficient 
access throughout the community and to support the major commercial areas of 
the City, including McCall Avenue at Dinuba, the downtown area and commercial 
uses along SR 99. 

2.21  The overall circulation plan for future neighborhoods shall be in conformance 
with Figure 2-1 and include offset minor collectors, traffic calming features as 
needed, a neighborhood park within ¼ mile walking distance per neighborhood, 
and a commercial/office/transit node. 

2.23 Collector streets shall be at approximately one-mile intervals centered between 
arterial streets and shall be planned to intersect with other streets so as to 
maximize traffic safety and discourage fast flowing traffic through residential 
areas. Where possible, major arterials, arterials, and collectors shall form 4-leg, 
right-angle intersections; jog, offset and skewed intersections of streets in near 
proximity shall be avoided where possible. 

2.24  Residences shall not be permitted to have direct access onto arterials, particularly 
where traffic volumes are likely to create excessive noise levels or safety hazards. 

2.25 The primary purpose of arterials is for cross-town traffic flow and through-traffic. 
Parking along arterials should be discouraged and eliminated where it now exists, 
as deemed appropriate by the Traffic and Streets Commission and as traffic safety 
conditions warrant.  

2.27  It shall be the policy of the City to develop major streets in the community as 
follows:  

Arterials  
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▪ Nebraska Avenue from De Wolf to Second and Front to Bethel  
▪ Amber Avenue from Nebraska to future connection with Del Rey  
▪ McCall Avenue from Manning Avenue to Dinuba Avenue  
▪ Floral Avenue from Whitson to De Wolf  
▪ Whitson Avenue in its entirety  
▪ Golden State Boulevard in its entirety 
▪ Highland Avenue from Manning Avenue to Mountain View  
▪ Mountain View Avenue from De Wolf to Bethel  
▪ Dinuba Avenue throughout the Sphere of Influence 
 

2.28  The street network should provide a quick and efficient route for emergency 
vehicles, including police, fire and other vehicles, when responding to calls for 
service. The length of single-entry access routes shall be restricted. 

2.29  Major arterials shall be built in areas where traffic demand warrants the 
development of this facility to meet the adopted level of service standard. 

2.30  Major arterial, arterial, collector, minor collector, and local street standards shall 
be developed to provide an increased quality of life for residential neighborhoods, 
a more attractive bike and pedestrian environment, conservation of natural 
resources and adequate capacity for their appropriate function. These new 
standards shall be incorporated into the City’s Standard Specifications for Public 
Works. 

2.31 Median breaks and driveway standards for major arterial, arterial and collector 
streets directly affect the performance of these roadways, and the following 
minimum standards have been developed to facilitate the proper operation of 
these roadways: 

   Major Arterial Street Standards  

a. Driveway access to major activity centers (locations that generate more than 
5,000 daily trips) should be located no closer than 200 feet to the adjacent 
intersection of a collector or arterial street (measurement shall be from the 
curb return to the nearest edge of the driveway). If driveways must be 
provided near intersections for facilities (such as service stations) these 
driveways shall not be serviced by median breaks and shall be located no less 
than 100 feet from the intersection (measurement shall be from the curb 
return to the nearest edge of the driveway). If more than one is required to 
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serve a property, the driveways shall be separated by 150 feet (the 150 feet 
are to be measured edge to edge, not centerline to centerline).  

b. The distance between driveways along commercially developed major 
arterials should not be less than 600 feet (measurement shall be from 
centerline to centerline). Where this spacing is not practical, the development 
shall provide acceptable traffic mitigation measures in addition to those 
already required.  

c. Where practical and desirable, driveways should be located on adjacent 
arterial or collector streets rather than on major arterial streets.  

d. Full median breaks, where there is no adopted design, should provide access 
to collector streets and to major activity centers and should parallel the 
standards for driveways: not less than 200 feet from an adjacent intersection 
of an arterial or collector street, and not less than 1,000 feet between full 
median breaks.  

e. Driveway consolidation shall be encouraged through joint access agreements 
along arterials where standards a. through d. are exceeded.  

f. Major arterials shall be developed in conformance with Figure 2-1 and shall 
be sized in accordance with the projected traffic volumes on road segments 
and intersections. The preferred minimum distance between intersections 
along major arterials is ¼ mile. 

Arterial Street Standards 

a. Driveway access to major activity centers (locations that generate more than 
5,000 daily trips) should be located no closer than 200 feet to the adjacent 
intersection of a collector or arterial street (measurement shall be from the 
curb return to the nearest edge of the driveway). If driveways must be 
provided near intersections for facilities (such as service stations) these 
driveways shall not be serviced by median breaks and shall be located no less 
than 100 feet from the intersection (measurement shall be from the curb 
return to the nearest edge of the driveway). If more than one is required to 
serve a property, the driveways shall be separated by 150 feet (the 150 feet 
are to be measured edge to edge, not centerline to centerline). 

b. The distance between driveways along commercially developed arterials 
should not be less than 400 feet (measurement shall be from centerline to 
centerline). Where this spacing is not practical, the development shall 
provide acceptable traffic mitigation measures in addition to those already 
required.  
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c. Where practical and desirable, driveways should be located on adjacent 
collector streets rather than on arterial streets.  

d. Full median breaks, where there is no adopted design, should provide access 
to collector streets and to major activity centers and should parallel the 
standards for driveways: not less than 200 feet from an adjacent intersection 
of an arterial or collector street, and not less than 1,000 feet between full 
median breaks.  

e. Driveway consolidation shall be encouraged through joint access agreements 
along arterials where standards a. through d. are exceeded.  

f. Major arterial and arterials shall be developed in conformance with Figure 2-
1 and shall be sized in accordance with the projected traffic volumes on road 
segments and intersections. 

   Collector Street Standards 

a. Driveway access to major activity centers should be located no closer than 
150 feet to the adjacent intersection of a collector or arterial street 
(measurement shall be from the curb return to the nearest edge of the 
driveway). If driveways must be provided near intersections for facilities 
(such as service stations) these driveways shall not be serviced by median 
breaks and shall be located no less than 100 feet from the intersection 
(measurement shall be from the curb return to the edge of the driveway). If 
more than one is requested to serve a property, the driveways shall be 
separated by 150 feet (the 150 feet are to be measured edge to edge, not 
centerline to centerline).  

b. The distance between driveways and intersecting local streets should not be 
less than 300 feet (measurement shall be from the curb return to the nearest 
edge of the driveway). Where this spacing is not practical, the development 
shall provide acceptable traffic mitigation measures in addition to those 
already required.  

c. Driveways to residential property along collectors should be consolidated 
whenever possible.  

d. Medians on collectors shall be provided by concrete where left turn control 
is needed and by painted medians on two-way left turn pockets where 
appropriate. Where concrete medians are provided, median breaks should 
be spaced not less than 300 feet apart.  

e. Collectors shall be developed in conformance with Figure 2-1 and shall be 
sized in accordance with the projected traffic volumes on road segments 
and intersections. 
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   Local Streets and Minor Collectors 

a. Local streets shall not carry an unreasonable level of through traffic. Should 
it be determined that a local street is carrying an unacceptable level of 
through traffic, the City may use appropriate means to reduce traffic 
through creation of one-way traffic flow, installation of traffic calming 
devices, and/or any other means deemed to be acceptable under the Vehicle 
Code of the State of California. Traffic calming features in conformance with 
Table 2-1 are encouraged when warranted.  

b. Local residential streets shall be kept at a curb-to-curb width of 40 feet, may 
include a planter strip to provide shade to prevent excessive heat build-up, 
and include a sidewalk of sufficient width to allow two people walking 
side-by-side to pass.  

c. In new residential subdivisions, local streets should be aligned in an 
orientation that allows for homes to be located in a manner that provides 
the best solar orientation.  

d. Design the street network with multiple connections and relatively direct 
routes for pedestrians and bicyclists as well as motorists. Provide 
pedestrians and bicyclists with shortcuts and alternatives to travel along 
high volume streets by designing pedestrian and bicycle pass-through 
pathways at cul-de sac bulbs adjacent to Arterial roadways.  

e. Short streets, trees, on-street parking, tee intersections, use of terminating 
vistas and traffic calming devices should be used to limit vehicle speed.  

f. Streets shall be designed in accordance with projected traffic volumes and 
City- adopted level of service standards. Oversized streets shall be 
discouraged. 

 Deviations to the arterial, collector, and local street standards identified above 
may be adopted subject to review and approval by the City Council. 

 2.32 To continue to provide a high level of service to the community, the City 
designates Service Level "D" as defined in the Highway Capacity Manual as the 
minimum desirable service level at which freeways, expressways, major 
arterials, arterials and collector streets should operate. All new facilities in these 
categories shall be designed to operate at this level or better for a period of at 
least 20 years following their construction. 

 
 2.33 The circulation system shall be designed and developed to minimize excessive 

noise impacts on sensitive land uses and traffic congestion which would 
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increase the rate of vehicle emissions. New development shall mitigate noise 
and emission impacts [e.g. by constructing sound walls (where warranted), 
designing to minimize emissions (such as roundabout or traffic circle), etc.]. 

 
 2.34 Right-of-way essential to the circulation system should be dedicated and/or 

developed to the appropriate extent and width when a division of property or 
development occurs. The City shall coordinate street improvements with the 
County of Fresno so that the same requirements apply outside the City limits. 

 
 2.35 The right-of-way widths and construction widths of all classes of streets from 

local to major arterial shall be updated as necessary to reflect the street 
classifications in this Element. 

 
 2.36 Developers shall mitigate traffic impacts associated with their projects to 

minimize the impacts to highways, major arterials, arterials, and collector 
streets. 

 
 2.37 The City will continue to collect development impact fees for the circulation 

system (streets, signals and bridges) and shall revise and update the 
development impact fees as needed. 

 
 2.38 The City will implement a transportation impact fee program to help facilitate 

state highway facility circulation improvements in the Selma Planning Area, in 
coordination with Caltrans. This program is intended to help mitigate the 
impacts and additional vehicle trips that will be added to the regional 
transportation network from new development. 

 
 2.39 The City shall promote an active policy of consolidating driveways, access 

points and curb cuts along existing developed major arterials, or arterials when 
development or change in intensity of development or land use occurs or when 
traffic operation or safety warrants. 

 
 2.40 Residential subdivisions shall be designed to encourage access from collector 

streets and to discourage use of local streets as a bypass to congested arterials. 
 
 2.41 Where major arterials, arterials, and collector streets are required, residential 

development shall be oriented away (side-on or rear-on) from such streets, and 
shall be properly buffered so that the traffic carrying capacity on the street will 
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be preserved and the residential environment protected from the adverse 
characteristics of the street. 

 
 2.42 Due to the traffic congestion which results from numerous points of ingress and 

egress along commercial streets, future commercial developments or 
modifications to existing developments shall be master planned with limited 
points of ingress and egress onto a major street. Ingress and egress to shopping 
centers should be carefully designed in order to promote traffic safety. Left-
hand movements into and out of commercial areas should be minimized and 
existing points of ingress and egress shall be consolidated whenever possible. 

 
 2.43 In order to promote safe and efficient traffic flow throughout the City, traffic 

signals shall be spaced no closer than 1/4 mile on arterials except in unusual 
circumstances. The intersections of arterial and collector streets and the access 
driveways to major traffic generators shall be located so as to maintain this 
minimum spacing. 

 
 2.44  The City will develop, through various funding mechanisms and sources, a city 

wide bicycle path/lane/route system in conformance with the City’s 2003 Bicycle 
Transportation Plan. The bicycle path/lane/route system will utilize existing or 
future railroad right-of-way and water courses. The paths (class I), may also 
include landscaping, lighting, mileage markers, directional signage and 
benches. The on-road lanes (class II) would include striping and the on-road 
routes (class III) would not include striping. Reference Figure 2-3 for the 
proposed city-wide bike plan. The class I bike paths can also be utilized by 
pedestrians if the proposed paths are wide enough to allow both bicyclists and 
pedestrians.  

 
 2.45  Sidewalks, paths, and appropriate crosswalks should be located to facilitate 

access to all schools and other areas with significant pedestrian traffic. 
Whenever feasible, pedestrian paths should be developed to allow for 
unobstructed pedestrian flow from within a neighborhood.  

 
 2.46 The City shall require curb, gutter, and sidewalks in all areas of the community 

to accommodate pedestrian traffic, especially along routes with high pedestrian 
traffic such as schools, parks, and the Downtown area. Installation of these 
improvements shall be encouraged to the extent feasible in existing 
neighborhoods where they do not currently exist.  
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 2.47 The City shall promote safe, convenient and accessible pedestrian ways within 

the community.  
 
 2.48 Where security walls or fences are proposed for residential developments along 

major arterials, arterials, or collector streets, pedestrian access should be 
considered between the major arterial, arterial, or collector, and the 
development to allow access to transit vehicles, commercial facilities, 
educational facilities and recreation areas operating on the street.  

  
 2.49 Street lighting shall be provided for all public streets and pedestrian signals 

shall be provided at all traffic signal locations. 

 
 2.50   New development shall be required to plant and maintain appropriate trees or 

other devices in order to achieve shading of at least 50% of all hardscaped 
parking and pedestrian surfaces.  

 
 2.51 Adequate off-street parking shall be required of all commercial and industrial 

land uses to accommodate parking demand. Off-street parking shall also be 
required of residential land uses to accommodate tenants.  

 
 2.52  Parking standards shall be evaluated for new developments to ensure that 

parking requirements are satisfied within walking distance of development, 
and to ensure that arterial streets do not separate parking from the parking 
demand generator.  

 
 2.53 Parking standards shall be evaluated to assess the potential for offering reduced 

parking requirements to development that incorporate measures proven to 
reduce vehicular trips. Shared parking should be encouraged whenever 
possible.  

 
 2.54 The City shall work with Caltrans and transit service providers to establish a 

park and ride lot or lots within the community to serve the needs of regional 
and local commuters. 
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 2.60   The City shall encourage the use of energy efficient and non-polluting fuels and 
modes of transportation.  

 
 2.61 Transportation System Management and Transportation Demand Management 

are the applicable strategies for the mitigation of traffic and parking congestion. 
Public transit, traffic management, ridesharing and parking management are to 
be used to the greatest extent practical to implement transportation 
management strategies.  

 
 2.62 Promote the long-term shifting of peak hour commute trips from the single 

occupant automobile to ridesharing, buses, pedestrians, and bicycles.  
 
 2.63 Large development shall be encouraged to incorporate transit passenger 

facilities, bicycle racks or lockers, shower facilities, as well as on site services 
(eating, mail, banking, etc.) as ways to encourage alternative modes for 
commute trips.  

 
 2.64 Provide for the development and maintenance of the community's 

transportation infrastructure, including streets, sewer, water, storm drain, 
pipeline, electrical, and communication facilities.  

 
 2.65 The maintenance of the investment in the existing and future infrastructure is a 

high priority for the community.  
 
 2.66 The City shall maintain a high level of inter-governmental coordination and 

citizen participation in the circulation and transportation planning process and 
work with other agencies to assure that regional transportation plans are 
consistent with the City's General Plan. 

 
Thresholds of Significance 
 
In accordance with the CEQA Guidelines, a project impact would be considered significant 
if the project would:  

o Conflict with a program plan, ordinance or policy addressing the circulation system, 
including transit, roadway, bicycle and pedestrian facilities 

o Conflict or be inconsistent with CEQA Guidelines section 15064.3, subdivision (b) 
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o Substantially increase hazards due to a geometric design feature (e.g., sharp curves 
or dangerous intersections) or incompatible uses (e.g., farm equipment) 

o Result in inadequate emergency access 

 

Impacts and Mitigation Measures 

Impact 3.7-1: Would the project conflict with a program plan, ordinance or policy addressing the 
circulation system, including transit, roadway, bicycle and pedestrian facilities?  

Less Than Significant with Mitigation Incorporation. JLB Traffic Engineering, Inc. prepared a Traffic 
Impact Analysis (TIA)(see Appendix F) and Vehicle Miles Travelled (VMT) Report (see Appendix F) 
analyzing potential impacts the proposed Project would have on the existing roadway and 
transportation system. The purpose of the TIA is to evaluate the potential on-site and off-site traffic 
impacts, identify short-term and long-term roadway and circulation needs, determine potential 
roadway improvement measures and identify any critical traffic issues that should be addressed 
in the on-going planning process. The TIA primarily focused on evaluating traffic conditions at 
study intersections that may potentially be impacted by the proposed Project and a separate 
Vehicle Miles Traveled (VMT) Analysis. The Scope of Work was prepared via consultation with 
City of Selma, Fresno County and Caltrans staff. Study results are summarized in the text below. 
For the full text, graphics, and traffic counts, please refer to Appendix F.  

Level of Service Analysis Methodology 

Level of service (LOS) is a qualitative index of the performance of an element of the transportation 
system. LOS is a rating scale running from “A” to “F”, with “A” indicating no congestion of any 
kind and “F” indicating unacceptable congestion and delays. LOS in this study describes the 
operating conditions for signalized and unsignalized intersections. The Highway Capacity 
Manual (HCM) 6th Edition is the standard reference published by the Transportation Research 
Board and contains the specific criteria and methods to be used in assessing LOS. U-turn 
movements were analyzed using HCM 2000 methodologies and would yield more accurate 
results for the reason that HCM 6th Edition methodologies do not allow the analysis of U-turns. 
Lane configurations not reflective of existing conditions are a result of software limitations and 
thus represent a worst-case scenario. Synchro software was used to define LOS in this study. 
Details regarding these calculations are included in Appendix D within the TIA (See Appendix 
F).  

While LOS is no longer the criteria of significance for traffic impacts in the state of California, the 
City of Selma continues to apply congestion-related conditions or requirements for land 
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development projects through planning approval processes outside of CEQA guidelines in order 
to continue the implementation of Selma General Plan policies.   

Significance Thresholds 

The City of Selma General Plan Update 2035 has established LOS D as the acceptable level of 
traffic congestion on intersections and road segments for minor collectors, major collectors, minor 
arterials, major arterials and highways within the City of Selma. Where other jurisdictions control 
and manage roadways, their respective level of service standards shall prevail on applicable 
segments. In order to avoid using local streets for excessive through traffic, the LOS B threshold 
was established for local streets. Therefore, the City of Selma LOS D threshold is used to evaluate 
the potential significance of LOS impacts to study facilities within the City of Selma SOI.  

The Fresno County General Plan has established LOS C as the acceptable level of traffic 
congestion on all county roads and streets that fall entirely outside the Sphere of Influence (SOI) 
of Selma. For those areas that fall within the SOI of a City, the LOS threshold of the city is used 
in this Report. LOS C is used to evaluate the potential LOS impacts to Fresno County intersections 
and segments that fall outside the City of Selma SOI. In this case, all study facilities fall within 
the City of Selma SOI, therefore, the City of Selma LOS is utilized.  

Caltrans no longer considers delay as a significant impact to the environment, for land use 
projects and plans. According to the Caltrans document VMT Focused Transportation Impact 
Study Guidelines dated May 2020, Caltrans review of land use projects and plans is focused on a 
VMT metric consistent with CEQA. In the TIA prepared for the proposed Project, however, study 
intersections that fall within Caltrans SOI utilize the LOS threshold described in their respective 
Transportation Concept Reports. 

Study Intersections: 

1. Golden State Boulevard / Highland Avenue  

2. DeWolf Avenue / Floral Avenue  

3. Future North-South Road / Floral Avenue (Future)  

4. Walmart Main Driveway / Floral Avenue  

5. Eastern Driveway / Floral Avenue  

6. State Route 99 Southbound Off Ramp / Floral Avenue  
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7. Highland Avenue (State Route 43) / Floral Avenue  

8. State Route 99 Northbound Off Ramp / Floral Avenue  

9. Whitson Street / Floral Avenue  

10. Highland Avenue (State Route 43) / State Route 99 Southbound Ramps  

11. Southern Main Access / Stillman Street (Future)  

12.  Highland Avenue (State Route 43) / Stillman Street  

13.  Highland Avenue (State Route 43) / Rose Avenue 

Project-Only Trips to State Facilities 

1. State Route 99 / Floral Avenue-Highland Avenue Interchange 

Study Scenarios 

Existing Traffic Conditions: This scenario evaluates the Existing Traffic Conditions based on 
existing traffic volumes and roadway conditions from traffic counts and field surveys conducted 
in September and November 2022.  

Existing plus Project Traffic Conditions: This scenario evaluates total traffic volumes and 
roadway conditions based on the Existing plus Project Traffic Conditions. The Existing plus 
Project traffic volumes were obtained by adjusting the Existing Traffic Conditions traffic volumes 
to account for the additional roads constructed with the Project and adding the Project Only Trips. 
The Project will construct a north-south road on its western boundary between Floral Avenue 
and Stillman Street as well as an internal north-south road between Floral Avenue and Stillman 
Street. The modifications to Existing Traffic Conditions traffic volumes were developed based on 
the Fresno Council of Governments (Fresno COG), engineering judgment, existing residential 
densities and the City of Selma General Plan Update 2035 Circulation Element in the vicinity of 
the Project site. The Project Only Trips to the study facilities were developed based on existing 
travel patterns, the Fresno Council of Governments (Fresno COG) Project Select Zones, the 
existing roadway network, data provided by the developer, knowledge of the study area, 
engineering judgment, existing residential densities and the City of Selma General Plan Update 
2035 Circulation Element in the vicinity of the Project site.  

Near Term plus Project Traffic Conditions: This scenario evaluates total traffic volumes and 
roadway conditions based on the Near Term plus Project Traffic Conditions. The Near Term plus 
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Project traffic volumes were obtained by adding the Near Term related trips to the Existing plus 
Project Traffic Conditions scenario.  

Cumulative Year 2046 No Project Traffic Conditions: This scenario evaluates total traffic volumes 
and roadway conditions based on the Cumulative Year 2046 No Project Traffic Conditions. The 
Cumulative Year 2046 No Project traffic volumes were obtained by subtracting the Project Only 
Trips from the Cumulative Year 2046 plus Project Traffic Conditions scenario.  

Cumulative Year 2046 plus Project Traffic Conditions: This scenario evaluates total traffic 
volumes and roadway conditions based on the Cumulative Year 2046 Plus Project Traffic 
Conditions. The Cumulative Year 2046 Plus Project traffic volumes were obtained by using a 
combination of the Fresno COG activity-based model (ABM) (Base Year 2019 and Cumulative 
Year 2046) and existing traffic counts. Under this scenario, the increment method, as 
recommended by the Model Steering Committee was utilized to determine the Cumulative Year 
2046 traffic volumes. The Fresno COG ABM results were provided by Kittelson & Associates and 
plots are contained in Appendix C of the TIA (See Appendix F). 

Trip Generation 
 
The trip generation rates for the proposed Project were obtained from the 11th Edition of the 
Trip Generation Manual published by the Institute of Transportation Engineers (ITE). Table 3.7-
1 presents the trip generation for the proposed Project with trip generation rates for Automated 
Car Wash, Quick Lubrication Vehicle Shop, Fast Causal Restaurant, Strip Retail Plaza, Fast-
Food Restaurant with Drive-Through Window, Hotel, Multifamily Housing, Senior Adult 
Housing, Affordable Housing and Public Park. At buildout and before taking into account 
internal capture trip reductions, the Project is estimated to generate 10,786 daily, 784 AM peak 
hour and 889 PM peak hour trips. 
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Table 3.7-1 
Proposed Project Trip Generation 

 
 

It is projected that this Project will benefit from internally captured trips. Due to the amount of 
dense residential units and the proximity of retail land uses, it is safe to assume that these internal 
capture trips will stay within the confines of the Project. Internal capture rates were obtained from 
the 3rd Edition of the Trip Generation Handbook by ITE. These rates were implemented into the 
NCHRP 684 Internal Trip Capture Estimation Tool Developed by the Texas A&M Transportation 
Institute. As can be seen in Table 3.7-2, there are 1,555 Daily, 98 AM peak hour and 322 PM peak 
hour trips that would be internally captured. 
 
 
 
 
  

Daily AM /7-9} Peak Hour PM /4-6} Peak Hour 

Land Use {ITE Cade} Size Unit Trip In Out Trip In Out 
Rate Total In Out Total In Out Total 

Rate % Rate % 

Automated Car Wash (948) 1 Tunnel 775.00 775 42.89 so so 22 21 43 77.50 so so 39 39 78 

Quick Lubrication Vehicle 
3 

Service 
40.00 120 3.00 67 33 6 3 9 4.85 56 8 7 15 

Shop (941} Position 
44 

Fast Casual Restaurant 
7.200 k.s.f. 97.14 699 1.43 so so 

(930) 
s s 10 12.55 55 45 so 40 90 

Strip Retail Plaza (<40k} 
7.200 k.s.f. 54.45 392 2.36 60 40 10 7 17 6.59 so so 24 23 47 

(822) 

Fast-Food Restaurant with 
10.099 k.s.f. 467.48 4,721 44.60 51 49 230 220 450 33.03 52 48 174 160 334 

Drive-Thru Window (934) 

Hotel (310) 100 Rooms 7.99 799 0.46 56 44 26 20 46 0.59 51 49 30 29 59 

Multifamily Housing {low 
300 d.u. 6.74 2,022 0.40 24 76 29 91 120 0.51 63 37 96 57 153 

Rise}{220} 

Senior Adult Housing -
120 d.u. 3.24 389 0.20 34 66 8 16 24 0.25 56 44 17 13 30 

Multifamily (252) 

Affordable Housing -
180 d.u. 4.81 866 0.36 29 71 19 46 65 0.46 59 41 49 34 83 

Income Limits (223) 

Public Park (411) 3.600 Acres 0.78 3 0.02 59 41 0 0 0 0.11 55 45 0 0 0 

Total Project Trips 10,786 355 429 784 487 402 889 
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Table 3.7-2, Internal Capture Trip Generation 

 
The Project Trip Generation was subtracted by the Internal Capture Trip Generation to produce 
the External Project Trip Generation. The internal capture worksheet can be found in Appendix 
F. As can be seen in Table 3.7-2, the 3roposed Project is estimated to generate 9,231 daily, 686 AM 
peak hour and 567 PM peak hour external trips. 
 

Table 3.7-3 
 External Project Trip Generation 

 
 
The trip generation that was analyzed within this TIA was derived from the original site plan 
provided to JLB. As time has gone by, the site plan has been slightly modified. JLB compared the 
analyzed trip generation to that of the latest Project site plan. Table 3.7-4 presents the analyzed 
trip generation with trip generation rates for Strip Retail Plaza, Fast-Food Restaurant with Drive-
Through Window, Hotel, Multifamily Housing, Senior Adult Housing, Affordable Housing and 
Public Park. At buildout and before taking into account internal capture trip reductions, the 
analyzed Project Site plan was estimated to generate 10,829 daily, 841 AM peak hour and 852 PM 
peak hour trips. 
 
 
  

Daily AM (7-9) Peak Hour PM (4-6) Peak Hour 

Land Use (/TE Cade) 
Total In Out Total In Out Total 

Retail -329 -8 -5 -12 -44 -41 -85 

Restaurant -544 -37 -7 -44 -53 -76 -129 

Residential -584 -4 -33 -37 -44 -32 -76 

Hotel -98 -1 -4 -5 -20 -12 -32 

Total Internally Captured Project Trips -1,555 -49 -49 -98 -161 -161 -322 

Daily AM (7-9) Peak Hour PM (4-6) Peak Hour 

Land Use (ITE Cade) 
Total In Out Total In Out Total 

Project Trip Generation 10,786 355 429 784 487 402 889 

Internal Capture -1,555 -49 -49 -98 -161 -161 -322 

Total External Project Trips 9,231 306 380 686 326 241 567 
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Table 3.7-4 
Analyzed Project Trip Generation 

 
It is projected that the analyzed Project site plan would benefit from internally captured trips. 
Due to the amount of dense residential units and the proximity of retail land uses, it is safe to 
assume that these internal capture trips will stay within the confines of the analyzed Project. 
These rates were implemented into the NCHRP 684 Internal Trip Capture Estimation Tool 
Developed by the Texas A&M Transportation Institute. As can be seen in Table 3.7-5, there are 
1,521 Daily, 90 AM peak hour and 292 PM peak hour trips that would be internally captured. 

 
Table 3.7-5 

Analyzed Project Internal Capture Trip Generation 

 
 
The Analyzed Trip Generation was subtracted by the Analyzed Internal Capture Trip Generation 
to produce the Analyzed External Project Trip Generation. As can be seen in Table 3.7-6, the 
proposed Project is estimated to generate 9,308 daily, 751 AM peak hour and 560 PM peak hour 
external trips. 

Daily AM (l-9) Peak Hour PM (4-6} Peak Hour 

Land Use (/TE Code) Size Unit Trip In Out Trip In Out 
Rate Total In Out Total In Out Total 

Rate % Rate % 

Strip Retail Plaza (<40k) 
18.000 k.s.f. S4.45 980 2.36 60 40 25 17 42 6.59 so so 60 59 119 

(822) 

Fast -Food Restaurant with 
12.000 k.s.f. 467.48 5,610 44.60 51 49 273 262 535 33.03 52 48 206 190 396 

Drive-Thru Window (934) 

Hotel (310) 120 Rooms 7.99 959 0.46 56 44 31 24 55 0.59 51 49 36 35 71 

Mult ifamily Housing (low 
300 d.u. 6.74 2,022 0.40 24 76 29 91 120 0.51 63 37 96 57 153 

Rise) (220) 

Senior Adu lt Housing-
120 d.u. 3.24 389 0.20 34 66 8 16 24 0.25 56 44 17 13 30 

Mu lt ifamily (252) 

Affordable Housing -
180 d.u. 4.81 866 0.36 29 71 19 46 65 0.46 59 41 49 34 83 

Income limit s (223) 

Public Pa rk (411) 3.600 Acres 0.78 3 0.02 59 41 0 0 0 0.11 55 45 0 0 0 

Total Project Trips 10,829 385 456 841 464 388 852 

Daily AM (7-9) Peak Hour PM (4-6} Peak Hour 

Land Use (/TE Code) 
Total In Out Total In Out Total 

Retail -251 -5 -3 -8 -37 -35 -72 

Restaurant -564 -35 -6 -41 -49 -69 -118 

Residential -588 -4 -33 -37 -41 -31 -72 

Hotel -118 -1 -3 -4 -19 -11 -30 

Total Internally Captured Project Trips -1,521 -45 --45 -90 -146 -146 ·292 
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Table 3.7-6 
Analyzed Project External Trip Generation 

 
 
The comparison between the Project Trip Generation and the Analyzed Project Trip Generation 
results in the latest Project site plan decreasing the daily trips and the AM peak hour trips while 
increasing the PM peak hour trips. As can be seen on Table 3.7-7, the Latest Project Site Plan 
results in a decrease of 77 daily trips, a decrease of 65 AM peak hour trips and an increase of 7 
PM peak hour trips. Due to the increase being miniscule, it is in the opinion of JLB that the 
findings of this analysis would not be affected by an increase of 7 trips in the PM peak period. 
Given that the PM peak is the only peak that is estimated to generate more traffic and that it only 
generates 7 more peak hour trips than originally analyzed. This miniscule increase in traffic 
during the PM peak is not projected to result in changes to the LOS, queuing or recommendations 
presented within this report. As such, it is JLB’s opinion that this analysis effectively analyzes the 
latest Project site plan. 

 
Table 3.7-7 

Difference in Project Trip Generation 

 
 
Project Trip Distribution  
 
The trip distribution assumptions were developed based on existing travel patterns, the Fresno 
COG Project Select Zone, the existing roadway network, engineering judgment, data provided 
by the developer, knowledge of the study area, existing residential and commercial densities and 
the City of Selma General Plan Update 2035 Circulation Element in the vicinity of the Project site. 

Daily AM (7-9) Peak Hour PM (4-6} Peak Hour 

Land Use (JTE Code} 
Total In Out Total In Out Total 

Analyzed Trip Generat ion 10,829 385 456 841 464 388 852 

Internal Ca pture -1,521 -45 -45 -90 -146 -146 -292 

Total External Project Trips 9,308 340 411 751 318 242 560 

Daily AM (7-9) Peak Hour PM (4-6} Peak Hour 

Land Use (JTE Code} 
Total In Out Total In Out Total 

Project Trip Generation 9,231 306 380 686 326 241 567 

Analyzed Trip Generation 9,308 340 411 751 318 242 560 

Difference in Trip Generation -77 -34 -31 -65 8 -1 7 
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The Project’s trip generation data was provided to Fresno COG in order to conduct a Project-
specific Traffic Analysis Zone (TAZ) analysis using the Fresno COG ABM (Cumulative Year 
2046). The Fresno COG Project Select Zone results provided by Kittelson & Associates are 
contained in Appendix C. Figure 4 of the TIA (See Appendix F) illustrates the Project Only Trips 
at the study intersections. 

Study Scenario Evaluations 

The roadway networks, traffic signal warrants and level of service analysis were individually 
evaluated for each study scenario mentioned previously. See Appendix F for all additional figures 
and tables. 

Existing Plus Project Scenario:  

Roadway Network - The Existing plus Project Traffic Conditions scenario assumes that the 
existing roadways geometrics and traffic controls will remain in place with the following 
exceptions: the addition of the Project with its access points, modifications to the intersection of 
Walmart Main Driveway at Floral Avenue to a four-legged intersection with protected left-turn 
phasing, the extension of Stillman Street west and the construction of the Future North-South 
Road along the western boundary of the Project between Floral Avenue and Stillman Street.  

Traffic Signal Warrants - Warrant 3 was prepared for the unsignalized intersections under the 
Existing plus Project Traffic Conditions scenario. These warrants are found in Appendix J. Under 
this scenario, only the intersection of Highland Avenue at Rose Avenue satisfies Warrant 3. Based 
on the traffic signal warrants, operational analysis and engineering judgement, it is 
recommended that the intersection of Highland Avenue at Rose Avenue be signalized. 

Results of Existing plus Project Level of Service Analysis - Under this scenario, the intersection of 
Highland Avenue at Rose Avenue is projected to exceed its LOS threshold during the PM peak 
period. All other study intersections are projected to continue operating at an acceptable LOS 
during both peak periods. The following improvements are recommended to improve the LOS 
at this intersection.  

• Highland Avenue / Rose Avenue  
o Add an eastbound left-turn lane;  
o Modify the eastbound left-through lane to a through-right lane;  

   o Remove the eastbound right-turn lane;  
   o Add a westbound left-turn lane;  
   o Modify the westbound left-through-right lane to a through-right lane; and  
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   o Signalize the intersection with protective left-turn phasing in all directions. 
 
Near Term plus Project Scenario 
 
Description of Near Term Projects:  

Near Term Projects are approved and/or known Projects that are either under construction, 
built but not fully occupied, are not built but have final site development review (SDR) 
approval or for which the lead agency or responsible agencies have knowledge of. The City 
of Selma staff were consulted throughout the preparation of this Report regarding approved 
and/or known projects that could potentially impact the study intersections and study 
segment. JLB staff conducted a reconnaissance of the surrounding area to confirm the Near 
Term Projects. Therefore, the Near Term Projects listed in Table 3.7-8 were approved, near 
approval, or in the pipeline within the proximity of the proposed Project. The trip generation 
listed in Table 3.7-8 is that which is anticipated to be added to the roadway network by the 
Near Term Projects between the time of the preparation of this Report and five years after 
buildout of the proposed Project. As shown in Table 3.7-8, the total trip generation for the 
Near Term Projects is 52,746 daily trips, 2,022 AM peak hour trips and 3,985 PM peak hour 
trips.  

Table 3.7-8 
Near Term Projects’ Trip Generation 

 
Roadway Network - The Near Term plus Project Traffic Conditions scenario assumes that the 
Existing plus Project Traffic Conditions roadway geometrics and traffic controls will remain in 
place.  

Near Term Near Term Daily 
Project ID Project Name Trips 

A Amberwood (portion of)3 5,270 

B Cana les (portion of)3 4,318 

C Se lma Crossings (Portion of)3 9,595 

D Selma Grove (portion of)2 11,519 

E TT61092 2,974 

F VS Commercial3 2,55 2 

G NEQ Nebraska and Highland Development 1 7,589 

H SWQ Nebraska and Highland Development 1 8,431 

I Se lma Auto Body 498 

Total Near Term Project Trips S2,746 
Note: 1 "Trip Generation prepared by JLB Traffic Engineering, Inc. based on rea dily avai lable info rmation 

2 "Trip Generation based on a JL8 Traffic Engineering, Inc. Traffic Impact Analysis Report 
5 "Trip Genera t ion based on a Tra ffic Impact Analysis Report by another Tra ffic Engineering Firm 

AM PM 
Peak Hour Peak Hour 

389 484 

118 407 

362 879 

316 1,066 

233 312 

68 221 

228 271 

272 295 

36 so 
2,022 3,98S 
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Traffic Signal Warrants - Warrant 3 was prepared for the unsignalized intersections under the 
Near Term plus Project Traffic Conditions scenario. These warrants are found in Appendix J of 
the TIA (See Appendix F). Under this scenario, only the intersection of Highland Avenue at Rose 
Avenue satisfies Warrant 3. Based on the traffic signal warrants, operational analysis and 
engineering judgement, it is recommended that the intersection of Highland Avenue at Rose 
Avenue be signalized. 

Level of Service Analysis - Under this scenario, the intersections of Future North-South Road at 
Floral Avenue, Highland Avenue at Floral Avenue and Highland Avenue at Rose Avenue are 
projected to exceed their LOS threshold during the PM peak period. All other study intersections 
are projected to continue operating at an acceptable LOS during both peak periods. The following 
improvements are recommended to improve the LOS at this intersection.  

• Future North-South Road / Floral Avenue  
 o Modify the eastbound left-through-right lane to a left-through lane;  
 o Add an eastbound through lane with a receiving lane east of Future North-South Road;  

o Add an eastbound right-turn lane;  
o Modify the westbound left-through-right lane to a left-through lane; and  

 o Add a westbound through-right lane with a receiving lane west of Future North-South Road.  
• Highland Avenue / Floral Avenue  
 o Add a second eastbound left-turn lane; and  
 o Modify the traffic signal to accommodate the added lane.  
• Highland Avenue / Rose Avenue  
 o Add an eastbound left-turn lane;  

o Modify the eastbound left-through lane to a through-right lane;  
o Remove the eastbound right-turn lane;  

 o Add a westbound left-turn lane;  
 o Modify the westbound left-through-right lane to a through-right lane; and  
 o Signalize the intersection with protective left-turn phasing in all directions. 
 
Cumulative Year 2046 No Project Scenario: 
 
Roadway Network – The Cumulative Year 2046 No Project Traffic Conditions scenario assumes 
that the Existing Traffic Conditions roadway geometrics and traffic controls will remain in place. 
 
Traffic Signal Warrants - Warrant 3 was prepared for the unsignalized intersections under the 
Cumulative Year 2046 No Project Traffic Conditions scenario. These warrants are contained in 
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Appendix J. Under this scenario, the intersections of DeWolf Avenue at Floral Avenue and 
Highland Avenue at Rose Avenue are projected to satisfy Warrant 3 during one or both peak 
periods. Based on the traffic signal warrants, operational analysis and engineering judgement, it 
is recommended that the City only consider implementing traffic signal controls at the 
intersection of Highland Avenue at Rose Avenue. 
 
Level of Service Analysis - Under this scenario, the intersections of Highland Avenue at Golden 
State Boulevard, DeWolf Avenue at Floral Avenue, SR 99 Southbound Off-Ramp at Floral 
Avenue, Highland Avenue at Floral Avenue and Highland Avenue at Rose Avenue are projected 
to exceed their LOS threshold during one or both peak periods. All other study intersections are 
projected to continue operating at an acceptable LOS during both peak periods. The following 
improvements are recommended to improve the LOS at this intersection. Additional 
improvements are recommended to the intersections of Walmart Main Driveway at Floral 
Avenue and SR 99 Northbound Off-Ramp at Floral Avenue in order to address queuing issues at 
these intersections. 
 
• Highland Avenue / Golden State Boulevard  
 o Add a southbound left-turn lane;  
 o Modify southbound left-through lane to a through-right lane;  
 o Remove the southbound right-turn lane; and  
 o Modify the phasing scheme to protective left-turn phasing in all directions.  
• DeWolf Avenue / Floral Avenue  
 o Add a westbound left-turn lane;  
 o Modify the westbound left-through-right lane to a through-right lane; and  
 o Modify the intersection control to an all-way stop.  
• Walmart Main Driveway / Floral Avenue  
 o Restripe the southbound right-turn lane to a left-right lane.  
• SR 99 Southbound Off-Ramp / Floral Avenue  
 o Restripe the southbound through lane to a through-right lane.  
• Highland Avenue / Floral Avenue  
 o Add a second eastbound left-turn lane;  
 o Add a westbound right-turn lane; and  

o Modify the phasing scheme to include overlap phases for the southbound right-turn with 
the eastbound left turn and the eastbound right-turn with the northbound left turn.  

• SR 99 Northbound Off-Ramp / Floral Avenue  
 o Remove the northbound right-turn lane; and  
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 o Add a northbound left-right lane.  
• Highland Avenue / Rose Avenue  
 o Add an eastbound left-turn lane;  
 o Modify the eastbound left-through lane to a through-right lane;  
 o Remove the eastbound right-turn lane;  
 o Add a westbound left-turn lane;  
 o Modify the westbound left-through-right lane to a through-right lane; and  
 o Signalize the intersection with protective left-turn phasing in all directions. 
 
Cumulative Year 2046 plus Project Traffic Conditions 
 
Roadway Network - The Cumulative Year 2046 plus Project Traffic Conditions scenario assumes 
that the Near Term plus Project Traffic Conditions roadway geometrics and traffic controls will 
remain in place with one exception. It is anticipated that the existing driveway for Toyota of Selma 
will be shifted to the west as the Selma Grove development continues to be developed.  
 
Traffic Signal Warrants - Warrant 3 was prepared for the unsignalized intersections under the 
Cumulative Year 2046 plus Project Traffic Conditions scenario. These warrants are contained in 
Appendix J of the TIA (See Appendix F). Under this scenario, the intersections of DeWolf Avenue 
at Floral Avenue, Future North-South Road at Floral Avenue and Highland Avenue at Rose 
Avenue are projected to satisfy Warrant 3 during one or both peak periods. Based on the traffic 
signal warrants, operational analysis and engineering judgement, it is recommended that the City 
consider implementing traffic signal controls at the intersections of Future North-South Road at 
Floral Avenue and Highland Avenue at Rose Avenue. 
 
Level of Service Analysis - Under this scenario, the intersections of Highland Avenue at Golden 
State Boulevard, DeWolf Avenue at Floral Avenue, Future North-South Road at Floral Avenue, 
Walmart Main Driveway at Floral Avenue, SR 99 Southbound Off-Ramp at Floral Avenue, 
Highland Avenue at Floral Avenue and Highland Avenue at Rose Avenue are projected to exceed 
their LOS threshold during one or both peak periods. All other study intersections are projected 
to continue operating at an acceptable LOS during both peak periods. The following 
improvements are recommended to improve the LOS at these intersections. Additional 
improvements are recommended to the intersection of SR 99 Northbound Off-Ramp at Floral 
Avenue in order to address queuing issues at this intersection. Three different alternatives were 
provided for the improvement at the intersection of Future North-South Road at Floral Avenue 
for the City’s consideration. 
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• Highland Avenue / Golden State Boulevard  
 o Add a southbound left-turn lane;  
 o Modify southbound left-through lane to a through-right lane;  
 o Remove the southbound right-turn lane; and  
 o Modify the phasing scheme to protective left-turn phasing in all directions.  
• DeWolf Avenue / Floral Avenue  
 o Add a westbound left-turn lane;  
 o Modify the westbound left-through-right lane to a through-right lane; and  
 o Modify the intersection control to an all-way stop.  
• Future North-South Road / Floral Avenue  

o Alternative 1 – Traffic Signal  
 Modify the eastbound through-right lane to a through lane;  
 Add an eastbound through lane with a receiving lane east of Future North-South 

Road;  
 Add an eastbound right-turn lane;  
 Add a westbound through with a receiving lane west of Future North-South Road; 

and  
 Signalize the intersection with permissive phasing in the east-west direction and 

protected left-turn phasing in the north-south direction.  
 o Alternative 2 – Roundabout  

 Install a roundabout with two lanes on the east and west legs and a single lane on the 
south leg.  

 o Alternative 3 – One-Way Stop  
 Add an eastbound through lane with a receiving lane east of Future North-South 

Road;  
 Add an eastbound right-turn lane; and  
 Add a westbound through lane with a receiving lane west of Future North-South 

Road.  
 As Alternative 3 did not perform within the LOS threshold during the PM peak 

period, this alternative was omitted from the LOS table and conclusion.  
• Walmart Main Driveway / Floral Avenue  
o Restripe the southbound through-right lane to a left-through-right lane; and  
o Modify the phasing scheme to split phasing in the north and south directions and protective 

left turn phasing in the east and west directions.  
• SR 99 Southbound Off-Ramp / Floral Avenue  
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o Restripe the southbound through lane to a through-right lane.  
• Highland Avenue / Floral Avenue  
o Add a second eastbound left-turn lane;  
o Add a westbound right-turn lane; and  
o Modify the phasing scheme to include overlap phases for the southbound right-turn with 

the eastbound left turn and the eastbound right-turn with the northbound left turn.  
• SR 99 Northbound Off-Ramp / Floral Avenue  
o Remove the northbound right-turn lane; and  
o Add a northbound left-right lane.  

• Highland Avenue / Rose Avenue  
o Add an eastbound left-turn lane;  
o Modify the eastbound left-through lane to a through-right lane;  
o Remove the eastbound right-turn lane;  
o Add a westbound left-turn lane;  
o Modify the westbound left-through-right lane to a through-right lane; and  
o Signalize the intersection with protective left-turn phasing in all directions. 

 
Queuing Analysis 

Queuing analyses were completed using SimTraffic output information. SimTraffic output 
information can change each time the simulation is performed. Synchro provides both 50th and 
95th percentile maximum queue lengths (in feet). According to the Synchro manual, “the 50th 
percentile maximum queue is the maximum back of queue on a typical cycle and the 95th 
percentile queue is the maximum back of queue with 95th percentile volumes” (Synchro Studio 
11 User Guide 2020). See Appendix F for additional tables, figures and methodologies. 

The California Highway Design Manual (CA HDM) provides guidance for determining 
deceleration lengths for the left-turn and right-turn lanes based on design speeds. According to 
the CA HDM, tapers for right turn lanes are “usually unnecessary since main line traffic need not 
be shifted laterally to provide space for the right-turn lane. If, in rare instances, a lateral shift were 
needed, the approach taper would use the same formula as for a left-turn lane” (Caltrans 2019). 
Therefore, a bay taper length pursuant to the CA HDM would need to be added, as necessary, to 
the recommended storage lengths. 

The storage capacity for the Cumulative Year 2046 plus Project Traffic Conditions shall be based 
on the SimTraffic output files and engineering judgement. The values in bold presented in Table 
XIV of the TIA are the projected queue lengths that will likely need to be accommodated by the 
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Cumulative Year 2046 plus Project Traffic Conditions scenario. At the remaining approaches of 
the study intersections, the existing storage capacity will be sufficient to accommodate the 
maximum queue. 

Project’s Equitable Fair Share 

The Project’s fair share percentage impact to study intersections projected to fall below their LOS 
threshold and which are not covered by an existing impact fee program is provided in Table 3.7-
9. The Project’s fair share percentage impacts were calculated pursuant to the Caltrans Guide for 
the preparation of Traffic Impact Studies. The Project’s pro-rata fair shares were calculated 
utilizing the Existing volumes, Project Only Trips and Cumulative Year 2046 plus Project 
volumes. Since the critical peak period for the study facilities was determined to be during the 
PM peak, the PM peak volumes are utilized to determine the Project’s pro-rata fair share. It is 
recommended that the Project contribute its equitable fair share as listed in Table 3.7-9 for the 
future improvements necessary to maintain an acceptable LOS. However, fair share contributions 
should only be made for those facilities or portion thereof currently not funded by the responsible 
agencies roadway impact fee program(s) or grant funding, as appropriate. For those 
improvements not presently covered by local and regional roadway impact fee programs or grant 
funding, it is recommended that the Project contribute its equitable fair share. Payment of the 
Project’s equitable fair share in addition to the local and regional impact fee programs would 
satisfy the Project’s traffic improvement measures. This study does not provide construction costs 
for the recommended improvement measures; therefore, if the recommended improvement 
measures are implemented, it is recommended that the developer work with the City of Selma to 
develop the construction cost estimate(s). 

Table 3.7-9 
Project’s Equitable Fair Share 

 

 

Existing 
Cumulative Year 

Project Only Trips 
2046 plus Project Project's Fair Share 

ID Intersection Traffic Volumes 
Traffic Volumes 

Traffic Volumes 
(%) 

(PM Peak) 
(PM Peak) 

(PM Peak) 

1 Highland Avenue/ Golden St ate Boulevard 1,402 2,980 53 3.36% 

2 DeWolf Avenue / Flora I Avenue 382 1,267 54 6.10% 

3 Future North-South Road/ Floral Avenue 416 2,611 54 2.46% 

4 Wal mart Main Driveway/ Floral Avenue 1,340 3,636 304 13.24% 

6 SR 99 Southbound Off-Ramp/ Floral Avenue 2,060 4,399 299 12.78% 

7 Highland Avenue/ Floral Avenue 2,824 5,320 299 11.98% 

8 SR 99 Northbound Off-Ramp / Floral Avenue 1,471 2,684 192 15.83% 

13 Highland Avenue / Rose Avenue 1,610 2,372 34 4.46% 
Note: Project Fair Share= ((Project Only Trips)/ {Year 2046 plus Project Traffic Volumes- Existing Traffic Volumes))• 100 
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Conclusion 

Intersection improvements needed by the year 2046 to maintain or improve the operational level 
of service of the street system in the vicinity of the project include changes to the intersections of 
Highland Avenue at Golden State Boulevard, DeWolf Avenue at Floral Avenue, Future North-
South Road at Floral Avenue, Walmart Main Driveway at Floral Avenue and Highland Avenue 
at Rose Avenue. By 2046, these study intersections are projected to exceed their LOS threshold 
during one or both peak periods. All other study intersections are projected to continue operating 
at an acceptable LOS during both peak periods. The following improvements will improve the 
LOS at these intersections. Additional improvements are recommended to the intersection of SR 
99 Southbound Off-Ramp at Floral Avenue in order to address queuing issues at this intersection. 

• Highland Avenue / Golden State Boulevard  
o Add a southbound left-turn lane;  
o Modify southbound left-through lane to a through-right lane;  
o Remove the southbound right-turn lane; and  
o Modify the phasing scheme to protective left-turn phasing in all directions. 

  
• DeWolf Avenue / Floral Avenue  

o Add a westbound left-turn lane;  
o Modify the westbound left-through-right lane to a through-right lane; and  
o Modify the intersection control to an all-way stop.  

 
• Future North-South Road / Floral Avenue  

o Alternative 1 – Traffic Signal 
 Modify the eastbound through-right lane to a through lane;  
 Add an eastbound through lane with a receiving lane east of Future North-South 

Road;  
 Add an eastbound right-turn lane; and  
 Add a westbound through with a receiving lane west of Future North-South Road.  
 Signalize the intersection with permissive phasing in the east-west direction and 

protected left-turn phasing in the north-south direction.  
o   Alternative 2 – Roundabout  

 Install a roundabout with two lanes on the east and west legs and a single lane on 
the south. 

 
• Walmart main Driveway / Floral Avenue  
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o Restripe the southbound through-right lane to a left-through-right lane; and  
o Modify the phasing scheme to split phasing in the north and south directions and 

protective left-turn phasing in the east and west directions.  
 

• SR 99 Southbound Off-Ramp / Floral Avenue  
o Restripe the southbound through lane to a through-right lane.  

 
• Highland Avenue / Floral Avenue  

o Add a second eastbound left-turn lane;  
o Add a westbound right-turn lane; and  
o Modify the phasing scheme to include overlap phases for the southbound right-turn 

with the eastbound left turn and the eastbound right-turn with the northbound left turn.  
 

• SR 99 Northbound Off-Ramp / Floral Avenue  
o Remove the northbound right-turn lane; and  
o Add a northbound left-right lane.  

 
• Highland Avenue / Rose Avenue  

o Add an eastbound left-turn lane;  
o Modify the eastbound left-through lane to a through-right lane;  
o Remove the eastbound right-turn lane;  
o Add a westbound left-turn lane;  
o Modify the westbound left-through-right lane to a through-right lane; and  
o Signalize the intersection with protective left-turn phasing in all directions. 

 
Additionally, it is recommended that the City consider left-turn and right-turn lane storage 
lengths as indicated in the Queuing Analysis. Lastly, the Project will contribute its equitable fair 
share as listed in Table 3.7-9 for the future improvements necessary to maintain an acceptable 
LOS. Based on the list and recommendations listed above, mitigation measure TRA-1 shall be 
implemented to reduce potential impacts to a less than significant level.  
 
Mitigation Measure: 

TRA-1 The Project shall be responsible for paying its fair share cost percentages and/or 
constructing the recommended improvements identified in the mitigation measures 
discussion, subject to reimbursement for the costs that are in excess of the Project’s 
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equitable responsibility as determined by the City.  This shall be itemized and enforced 
through conditions of approval or a development agreement, at the discretion of the City, 
prior to Project implementation. 

 

Impact 3.7-2: Would the project conflict or be inconsistent with CEQA Guidelines section 15064.3, 
subdivision (b)? 

Significant and Unavoidable Impact. An analysis of project VMT (vehicle miles traveled) was 
conducted by JLB Traffic Engineering, Inc. in addition to the previously mentioned TIA, which is 
the basis of analysis for the discussion below. The VMT report is provided in Appendix G. For 
the purposes of calculating VMT, this project was divided into three components: Retail, Hotel 
and Residential. Based on information provided to JLB, the proposed Project is consistent with 
the City of Selma General Plan Update 2035.  

Regulatory Setting and Criteria of Significance 

Senate Bill (SB) 743 requires that relevant CEQA analysis of transportation impacts be conducted 
using a metric known as VMT instead of Level of Service (LOS). VMT measures how much actual 
auto travel (additional miles driven) a proposed project would create on California roads. If the 
project adds excessive car travel onto our roads, the project may cause a significant transportation 
impact.  

The State CEQA Guidelines were amended to implement SB 743, by adding Section 15064.3. 
Among its provisions, Section 15064.3 confirms that, except with respect to transportation 
projects, a project’s effect on automobile delay shall not constitute a significant environmental 
impact. Therefore, LOS measures of impacts on traffic facilities are no longer a relevant CEQA 
criteria for transportation impacts.  

CEQA Guidelines Section 15064.3(b)(4) states that “[a] lead agency has discretion to evaluate a 
project’s vehicle miles traveled, including whether to express the change in absolute terms, per 
capita, per household or in any other measure. A lead agency may use models to estimate a 
project’s vehicle miles traveled, and may revise those estimates to reflect professional judgment 
based on substantial evidence. Any assumptions used to estimate vehicle miles traveled and any 
revision to model outputs should be documented and explained in the environmental document 
prepared for the project. The standard of adequacy in Section 15151 shall apply to the analysis 
described in this section.” 
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On November 15, 2021, the City of Selma adopted the Fresno County Council of Governments’ 
(COG) VMT Implementation Regional Guidelines and Technical Report (as it is applicable to the 
City of Selma), Fresno County SB 743 Implementation Regional Guidelines, referred to in this 
document as the Fresno COG VMT Guidelines. The Fresno COG VMT Guidelines were published 
in January 2021 and are consistent with the requirements of CEQA Guidelines Sections 15064.3 
and 15064.7. The December 2018 Technical Advisory on Evaluating Transportation Impacts in 
CEQA (Technical Advisory) published by the Governor’s Office of Planning and Research (OPR), 
was utilized as a reference and guidance document in the preparation of the Fresno COG VMT 
Guidelines.  

The Fresno COG VMT Guidelines adopted a screening standard and criteria that can be used to 
screen out qualified projects that meet the adopted criteria from needing to prepare a detailed 
VMT analysis. These criteria may be size, location, proximity to transit or trip making potential. 
In general, development projects that are consistent with the City's General Plan and Zoning and 
that meet one or more of the following criteria can be screened out from a quantitative VMT 
analysis.   

1. Project Located in a Transit Priority Area/High Quality Transit Corridor (within 0.5 
miles of a transit stop)  

2. Project is local-serving retail of less than 50,000 square feet  

3. Project has a high level of affordable-housing units  

4. Project is a low trip generator (Less than 500 average daily trips)  

5. Project is located in a low VMT zone  

6. Project is an institutional/government and public service uses 

This screening tool is consistent with the OPR December 2018 Guidance referenced above. The 
screening tool includes an analysis of those portions of the city that satisfy the standard of 
reducing VMT by 13% from existing per capita and per employee VMT averages within the 
relevant region. The relevant region adopted by the County of Fresno VMT Guidelines is Fresno 
County.  

However, the Fresno COG VMT Guidelines Section 3.1 regarding Development Projects states 
that "If a project constitutes a General Plan Amendment (GPA) or a Zone Change (ZC), none of 
the screening criteria may apply." This particular Project does not include a General Plan 
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Amendment; however, none of the screening criteria were met by the Project. As such, a 
quantitative VMT Analysis will be conducted.  

For projects that are not screened out, a quantitative analysis of VMT impacts must be prepared 
and compared against the adopted VMT thresholds of significance. The Fresno COG VMT 
Guidelines document includes thresholds of significance for development projects, 
transportation projects and land use plans. These thresholds of significance were developed using 
the County of Fresno as the applicable region, and the required reduction of VMT (as adopted in 
the Fresno COG VMT Guidelines) corresponds to Fresno County’s contribution to the statewide 
GHG emission reduction target. In order to reach the statewide GHG reduction target of 15%, 
Fresno County must reduce its GHG emissions by 13%. The method of reducing GHG by 13% is 
to reduce VMT by 13% as well.  

VMT is simply the product of a number of trips and those trips’ lengths. The first step in a VMT 
analysis is to establish the baseline average VMT, which requires the definition of a region. The 
Fresno County SB 743 Implementation Regional Guidelines for the City of Selma provide that the 
Fresno County average VMT per Capita (appropriate for residential land uses) and Employee 
(appropriate for office/commercial non-retail land uses) are 16.1 and 25.6, respectively. The City’s 
threshold targets a 13% reduction in VMT for residential and office/commercial non-retail land 
uses.  

The City’s adopted thresholds for development projects correspond to the regional averages 
modeled by Fresno COG's ABM. For residential and non-residential (except retail) development 
projects, the adopted threshold of significance is a 13% reduction. This means that projects that 
generate VMT in excess of a 13% reduction from the existing regional VMT per capita or per 
employee would have a significant environmental impact. Projects that reduce VMT by 13% or 
more are less than significant. The adopted threshold for retail projects is no net increase in 
Regional VMT when compared to the existing Regional VMT. The adopted threshold for “Other” 
land use projects is no net increase to the regional VMT per employee.  

The threshold for the Residential component is a maximum of (16.10 X (1.00 - 0.13) = 14.01) 14.01 
VMT per capita. The threshold for the Hotel component is a maximum of 25.60 VMT per 
employee as the Hotel falls under the “Other” land use. The threshold for Retail component is a 
net zero (0) increase in regional VMT for retail land uses. 

VMT Analysis Results 

Table 3.7-10 displays the Project VMT per Capita of 23.14 for the Residential component, Table 
3.7-11 displays the Project VMT per Employee of 33.64 for the Hotel component and Table 3.7-12 
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displays the total Regional VMT including the Project of 21,873,921 for the Retail component. 
These table also display the respective threshold for each Project component. As can be seen in 
the tables below, the Residential and Hotel components have a significant VMT impact before 
mitigation; however, the Retail component has a less than significant VMT impact. 

Table 3.7-10: Residential VMT Results 

 

Table 3.7-11: Hotel VMT Results 

 

Table 3.7-12: Retail VMT Results 

 

The VMT mitigation measures considered for this Project include those appropriate for the 
respective land use as noted in the Fresno COG Guidelines. Note that these mitigation measures 
have been included in the Project design. Appendix A presents a summary of the VMT reduction 
associated with each mitigation measure utilized. The selected VMT reduction rates appropriate 
for the Project were based on the Quantifying Greenhouse Gas Mitigation Measures: A Resource for 
Local Government to Assess Emission Reductions from Greenhouse Gas Mitigation Measures published 
by the California Air Pollution Control Officers Association (CAPCOA). The mitigation measures 
accounted for include increased density, increased diversity of urban and suburban 
developments, integrated affordable housing, improved design of development, pedestrian 
network improvements and traffic calming measures. Again, these mitigation measures were 
determined based off of current design parameters and location. Measures that are considered 
combined strategies were not included a part of the reductions per CAPCOA guidance.  

It is anticipated that the Project will benefit from the effects of internal capture as a result of having 
a mixture of residential, retail and hotel within the project. The daily percentage of internal 
capture was calculated for both the Residential and Hotel components. The daily internal capture 
percentage is estimated to be 17.94% (588 / 3,277 * 100 = 17.94%) for the Residential component 
and 12.30% (118 / 959 * 100 = 12.30%) for the Hotel component. The percent reduction to VMT 

VMT Measurement 
Fresno COG 

City of Selma VMT Threshold' 
Significant VMT Impact Before 

plus Project VMT Results' Mitiaatians? 

VMT / Caoita 23.14 14.01 Yes 
Note: 1 = VMT Results from Kittelson & Associates per Fresno COG A BM 

2 = VMT Thresholds and Mitigations per Fresno County SB 743 Implementation Regional Guidelines 

VMT Measurement 
Fresno COG 

City of Selma VMT Threshold' 
Significant VMT Impact Before 

olus Proiect VMT Results' Mitiaotions? 

VMT / Employee 33.64 25.60 Yes 
Note: 1 = VMT Results from Kittel son & Associates per Fresno COG ABM 

2 = VMT Thresholds and Mitigations per Fresno County SB 743 Implementation Regional Guidelines 

VMT Measurement 
Fresno COG 

City of Selma VMT Threshold' 
Significant VMT Impact Before 

olus Proiect VMT Results' Mitiaations? 

Total Regional VMT 21,873,921 21,907,453 No 
Note: 1 = VMT Results from Kittel son & Associates per Fresno COG ABM 

2 = VMT Thresholds and Mitigations per Fresno County SB 743 Implementation Regional Guidel ines 
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from internal capture considers that a portion of estimated internal capture reduction has already 
been accounted for in the model. The number of trips that were internally captured in the model 
were subtracted from this percentage. Therefore, the percent reduction to VMT from internally 
captures trips is estimated to be 13.24% ((588 – 154) / 3,277 * 100 = 12.44%) for the residential 
component and 5.53% ((118-65) / 959 = 5.53%) for the Hotel component. 

As can be seen in Table 3.7-13, the mitigation measures result in a reduction of 1.43 VMT per 
Capita and the internal capture results in a reduction of 3.06 VMT per Capita to the Residential 
component. As can be seen in Table 3.7-14, the mitigation measures result in a reduction of 2.27 
VMT per Employee and the internal capture results in a reduction of 1.86 VMT per Employee to 
the Hotel component. After the application of the VMT mitigation measures and internal capture, 
the Project has a VMT per Capita of 18.65 for the Residential component and a VMT per Employee 
of 29.51 for the Hotel component. In conclusion, despite reductions from VMT mitigations and 
internal capture, there are significant VMT impacts associated with the Residential and Hotel 
components of this Project. 

Table 3.7-13: Residential VMT Mitigations 

 

Table 3.7-14: Hotel VMT Mitigations 

 

VMT Analysis Summary 

In conclusion, per the Fresno COG ABM, before internal capture and mitigations, the VMT of the 
residential component is projected to be 23.14 per Capita. After incorporating mitigation of 1.43 
VMT per Capita and internal capture reduction of 3.06 VMT per Capita, the VMT of the 
residential component is projected to be 18.65 VMT per Capita, resulting in significant VMT 
impacts associated with the market rate residential component of the proposed Project.  

Also per the Fresno COG ABM and before internal capture and mitigation, the VMT of the Hotel 
component is project to be 33.64 VMT per employee; however, after mitigation of 2.27 VMT per 
employee  and internal capture reduction of 1.86, the hotel VMT component is projected to be 

-
VMT 

Fresno COG 
City of Se/mo 

Reduction in Reduction in 
VMTAfter Significant VMT lmpoct 

plus Project VMTfrom VMTfrom 
Measurement 

VMT Results' 
VMT Threshold' 

Mitiqotions2 Internal Capture 
Mitigations' After VMT Mitigations? 

VMT / Capita 23.14 14.01 1.43 3.06 18.65 Yes 
Note: 1 = VMT Results from Kittelson & Associat es per Fresno COG ABM 

2 = VMT Thresholds and Mitigations per Fresno County SB 743 Implementation Regional Guidelines 

Fresno COG 
City of Selma 

Reduction in Reduction in 
VMTAfter Significant VMT Impact VMT 

plus Project VMTfrom VMTfrom 
Measurement 

VMT Results' 
VMT Threshold' 

Mitiqations2 Internal Capture 
Mitigations' After VMT Mitigations? 

VMT / Employee 33.64 25.60 2.27 1.86 29.51 Yes 
Note: 1 = VMT Results from Kittel son & Associat es per Fresno COG A3M 

2 = VMT Thresholds and Mitigations per Fresno County SB 743 Implementation Regional Guidelines 
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29.51 VMT per employee, which greater than the City’s 25.60 VMT per Capita significance 
threshold for ‘other’ land uses, such as the hotel.  

Lastly, per the Fresno COG ABM, the total regional VMT including the Retail component is 
projected to be 21,873,921 while the total regional VMT excluding the Retail component is 
projected to be 21,907,453. As such, there is no net VMT gain associated with the Retail component 
and impacts are less than the City’s significance threshold.  

Therefore, because these Project components exceed the corresponding thresholds of significance 
regarding residential land uses and ‘other’ land uses, there are significant and unavoidable VMT 
impacts associated with the proposed Project. See Mitigation Measures utilized for VMT 
reduction below. 

Mitigation Measures: 

Discussion 

For land development projects, VMT mitigation focuses on measures that reduce the number 
and/or length of single-occupant vehicle trips generated by a project. One source of potentially 
feasible VMT reduction measures, as referenced in the VMT Guidelines, is the Handbook for 
Analyzing Greenhouse Gas Emission Reductions, Assessing Climate Vulnerabilities, and Advancing 
Health and Equity: Designed for Local Governments, Communities, and Project Developers, California 
Air Pollution Control Officers Association, December 2021 (CAPCOA Handbook). 

A summary of the VMT reduction associated with each mitigation measure utilized in the VMT 
Analysis is presented in Table 3.7-15.  
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Table 3.7-15: 
Mitigation Measure Summary

 
Mitigation Measure TRA-2 will be implemented. 

TRA-2: The Project shall implement all VMT mitigation measures identified in 
Table 3.17-5 which have already been included in the Project design. These 

Selma Casitas Perea VMT Analysis 
TAZ: 2856 2858 

Land Use: Residential Hotel 

Fresno COG VMT Output: 23.14 33.64 

City of Selma VMT Threshold: 14.01 25.60 

% deviation from target threshold : 65.17% 31.41% 

Measure VMT M it igation Grouped VMT Reduction Rate {%} 

land Use/location 
LUT-1 fncr,ease Density N/A 11.13% 3.21% 

LUT-2 fncr,ease location Efficiency N/A N/A N/A 

LUT-3 Increase Diversity of Urban and Suburban Developments N/A 22.24% 22.24% 

LUT-4 fncr,ease Destination Accessibility N/A 19.17% 19.17% 

LUT-5 fncr,ease Transit Accessiblity N/A N/A N/A 

LUT-6 Integrate Afforadable and Below Market Rate Housing N/A 1.20% N/A 

LUT-7 Orient Project Toward Non-Auto Corri dor LUT-3 N/A N/A 

LUT-8 locate Project near Bike Path/Bike Lane LUT-4 N/A N/A 

LUT-9 Improve Design of Development N/A 21.30% 21.30% 

Land Use/Location Category VMT Reduction (%) 30.90% 23.83% 

Max. Land Use/Location Category VMT Reduction (%) 5.00% 5.00% 

Neighborhood/Site Enhancements 
SOT-1 Provide Pedestr ian Network Improvements N/A 2.00% 2.00% 

SOT-2 Provide Traffic Calming Measures N/A 0.25% 0.25% 

SOT-3 Implement a Neighborhood Electric Vehicle (NEV) Network N/A N/A N/A 

SOT-4 Create Urban Non-Motorized Zones SDT-1 N/A N/A 

SDT-5 Incorporate Bike Lane Street Design (on-site) LUT-9 N/A N/A 

SDT-6 Provide Bike Parking in Non-Residential Projects LUT-9 N/A N/A 

SDT-7 Provide Bike Parking w ith Multi -Unit Residential Projects LUT-9 N/A N/A 

SDT-8 Provide Electric Vehicle Parking SDT-3 N/A N/A 

SDT-9 Dedicate Land for Bike Trails LUT-9 N/A N/A 

Nei, hborhood/Site Enhancements Cate,ory VMT Reduction(%) 2.25% 2.25% 

Max. Neighborhood/Site Enhancements Category VMT Reduction(%) 5.00% 5.00% 

Transportation Cross-Category VMT Reduction (%) 7.14% 7.14% 

Max. Transportation Cross-Category VMT Reduction (%) 10.00% 10.00% 

VMT M it igation Calculations 
TAZ: 2856 2858 

Land Use: Resident ial Hotel 

Fresno COG VMT Output: 23.14 33.64 

Internal Capture VMT Reduction : -3.06 -1.86 

Mitigation VMT Reduction : -1.43 -2.27 

Project VMT after Mitigations: 18.65 29.51 

Ci ty of Selma VMT Threshold: 14.01 25.60 

Target VMT Satisfiedi FALSE FALSE 
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improvements shall be itemized and enforced through conditions of approval or 
a development agreement, at the discretion of the City, prior to Project 
implementation.  

Despite implementation of mitigation measures, Project VMT analysis showed a residential and 
hotel VMT which was in exceedance of the corresponding significance thresholds, which 
constitutes a significant and unavoidable impact.  

 

Cumulative Impacts 

The potential for cumulative transportation impacts exists where there are multiple projects 
proposed in an area that have overlapping operational phases that could affect similar resources. 
Projects with overlapping schedules for operations could result in a substantial contribution to 
increased traffic levels throughout the surrounding roadway network. The proposed Project, 
when considered with nearby, reasonably foreseeable planned projects, would result in a 
cumulatively considerable and unavoidable impact as described below in Impact 3.7-2.  

Impact 3.7-1: Less Than Cumulatively Considerable. As discussed above, the cumulative year 
2046 plus project traffic conditions would result in significant impacts prior to mitigation 
measures. However, implementation of mitigation measure TRA – 1, which includes 
improvements to a number of intersections and roadway segments, considerations of left- and 
right-turn storage lengths as per the Queuing Analysis, and the Project’s contribution of its 
equitable fair share of improvements necessary to maintain acceptable LOS, will reduce the 
Project’s impact. As such, implementation of the proposed Project would not make a 
cumulatively considerable contribution to any significant impact to the City’s circulation system.  

Impact 3.7-2: Cumulatively Considerable and Unavoidable. VMT is generally evaluated on a 
project-by-project basis (rather than in a cumulative manner) because each individual project is 
evaluated relative to its proximity to other land uses when calculating VMT. As discussed 
previously, the total regional VMT including the residential and hotel VMT components of the 
project exceed the City of Selma VMT significance thresholds. Mitigation measures will result in 
a reduction of VMT for both components. However, these mitigation measures fail to reduce the 
residential and hotel VMT to below the significance threshold. At full build out, the residential 
and hotel components of the Project cannot be mitigated to a less than significant level. Therefore, 
the proposed Project will conflict with the City’s adopted General Plan and Circulation Element. 
After implementation of all feasible mitigation (TRA – 2), which have already been included in 
the Project design, the impact remains cumulatively considerable and unavoidable.   
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3.8 Utilities and Service Systems 

This section of the DEIR identifies potential impacts of the proposed Project pertaining to water 
supply and infrastructure, wastewater service, solid waste and other utility services. To assist in 
evaluation of this environmental impact, an SB 610 Water Supply Analysis (Appendix E) was 
prepared. No NOP comments were received regarding utilities or service systems.  

Environmental Setting  

Project Site 

As described in Chapter 2.1, the Project site is located on approximately 75.31-acres and is located 
adjacent to the western City of Selma limits in Fresno County in the central San Joaquin Valley. The 
proposed development site will occur on APN 385-230-33 and is approximately 36.21 acres. No 
development is proposed for the remaining 36.21 acres to be annexed. The site is located west of 
Highland Avenue, north of Rose Avenue and south of E. Floral Avenue. The site is predominantly 
surrounded by agricultural land, rural residential homes and commercial developments. The Project 
site is underlain with approximately 52.9% Delhi loamy sand, (0-3 percent slopes, MLRA 17), with 
the remaining soils on the parcel consisting of 28.0 % Hanford sandy loam and Delhi sand (0-3 
percent slopes, MLRA 17).1 The site is nearly flat and averages approximately 310 feet above mean 
sea level, with a slight low spot in the very center of the parcel.2 The City of Selma is located 
approximately 12 miles southeast of Fresno, in a topographic and structural basin that is bounded on 
the east by the Sierra Nevada mountains and on the west by the Coats Ranges. The City is in the center 
of the southern portion of the Great Valley Geomorphic Province, more commonly referred to as the 
San Joaquin Valley. 

The entire site is outside the Selma City limits but within the City’s planned growth area, the 
Specific Urban Development Plan (SUDP) and Sphere of Influence (SOI). The site has historically 
been a vacant commercial property; therefore, there is no historical water use at the site.3 The 
proposed Project’s demands are not considered to be within the projected growth anticipated by 

 

1 USDA, NCRS. Custom Soil Resource Report, Eastern Fresno Area California. 

https://websoilsurvey.sc.egov.usda.gov/WssProduct/i2fo0iqcege3oeiybfuijbh3/GN_00000/20241121_15495303751_59_Soil_Report.pd
f.  
2 Google Earth Pro, November 2024. 
3 Water Supply Assessment and Water Supply Verification for the Casitas Selma Mixed-Use Development Project. EKI Environment 

& Water, Inc. November 2024. See Appendix E. 

https://websoilsurvey.sc.egov.usda.gov/WssProduct/i2fo0iqcege3oeiybfuijbh3/GN_00000/20241121_15495303751_59_Soil_Report.pdf
https://websoilsurvey.sc.egov.usda.gov/WssProduct/i2fo0iqcege3oeiybfuijbh3/GN_00000/20241121_15495303751_59_Soil_Report.pdf
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the 2020 UWMP. Total water demands for the Proposed Project are therefore considered additive 
to the District’s projected demands. 

The Selma District of California Water (Cal Water) is responsible for the maintenance and 
operation of the City’s drinking water production and distribution system. 4 The production 
system is composed of storage tanks, booster pumps, water wells, and more than 80 miles of 
pipeline. Cal Water delivers 5.9 million gallons of water per day from deep beneath the ground 
to 6,500 customers.  

Upon annexation, the site will be added to the Selma District’s service area. Additional off-site 
improvements will ensure the City has adequate pipeline to service the Project area (See Chapter 
2.2 – Project Description, for detailed off-site improvements). The Project will require connection 
to the City’s wastewater treatment (sewer) system and will require other utilities such as electrical 
and solid waste. Each utility is discussed individually herein.  

Local Groundwater Basin 

The City of Selma is located within the geomorphic province known as the Central Valley, which 
is divided into the Sacramento Valley and the San Joaquin Valley. The groundwater underlying 
the City is part of the larger San Joaquin Valley Groundwater Basin within the San Joaquin River 
Hydrologic Region. The San Joaquin Valley Groundwater Basin is further subdivided into nine 
subbasins, including the Kings Subbasin (Subbasin 5-022.08). The City lies entirely within the 
Kings Subbasin, which covers approximately 981,325 acres (1,533 square miles).5 

Groundwater pumped from the Subbasin is the only source of the City’s potable water supply. 
The groundwater basin underlying the City is the Kings Subbasin within the San Joaquin Valley 
Basin. Although the Kings Subbasin is not adjudicated, the Department of Water Resources 
(DWR) has determined that the Kings Subbasin as a critically over-drafted basin and is classified 
as high priority, based on 2019 Sustainable Groundwater Management Act Basin Prioritization 
(SGMA-BP).6 

There are seven Groundwater Sustainability Agencies (GSA’s) that govern the Kings Subbasin. 
These GSAs include: the CKGSA, North Fork Kings GSA, South Kings GSA, McMullin Area GSA, 

 

4 City of Selma, Cal Water. District Information. https://www.calwater.com/district-information/?dist=sel. Accessed November 2024. 
5 Water Supply Assessment and Water Supply Verification for the Casitas Selma Mixed-Use Development Project. EKI Environment 

& Water, Inc. November 2024. Page 30. 
6 Ibid. 

https://www.calwater.com/district-information/?dist=sel
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Kings River East GSA, North Kings GSA, and James GSA. The Selma District falls within the 
jurisdiction of the CKGSA (Central Kings GSA), which covers an area of 141,452 acres in the east-
central portion of the Subbasin, including the entirety of the CID, the City, the community of 
Caruthers, the Selma Kingsburg-Fowler sanitation district, and a number of smaller communities 
and properties.7 

In 2020, the GSAs coordinated to prepare seven GSPs within the Subbasin (i.e., CKGSA GSP, 
James GSA GSP, Kings River GSA GSP, McMullin Area GSA GSP, North Fork Kings GSA GSP, 
and South Fork Kings GSA GSP), but certain technical efforts (e.g., development of the Kings 
Basin Water Budget) were cooperatively developed through a Coordination Agreement.8 

Projects and management actions to support achievement of the Subbasin’s sustainability goal 
under SGMA are proposed by the GSAs and documented in their respective GSPs. The main 
program proposed by the CKGSA GSP to address overdraft conditions in the Subbasin is to 
increase surface water infiltration through conversion of farmland to dedicated intentional 
recharge projects with the intention of stabilizing the water table at current levels by 2040. Other 
projects include a surface water-groundwater interconnection data analysis to fill existing data 
gaps, and a domestic well mitigation program for mitigating domestic wells that go dry or are in 
imminent threat of going dry.9 

Existing Water Infrastructure 

The Selma District operates the Public Water System (PWS) listed in Table 3.8-1. Public Water 
Systems are the systems that provide drinking water for human consumption and are regulated 
by the State Water Resources Control Board (SWRCB), Division of Drinking Water. The SWRCB 
requires that water agencies report water usage and other relevant PWS information via the 
electronic Annual Reports to the Drinking Water Program (eARDWP). These data are used by 
the state to determine, among other things, whether an urban retail water supplier has reached 
the threshold (3,000 or more connections or 3,000 acre-feet of water supplied) for submitting an 
UWMP.10   

 

 

7 Ibid, page 32. 
8 Ibid. 
9 Ibid, page 34. 
10 2020 City of Selma Urban Water Management Plan (UWMP). Selma District, June 2021. Page 18. 

https://www.calwater.com/docs/uwmp2020/SEL_2020_UWMP_FINAL.pdf. Accessed November 2024. 

https://www.calwater.com/docs/uwmp2020/SEL_2020_UWMP_FINAL.pdf
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Table 3.8-1 
Public Water Systems11 

 
 

Existing Wastewater Infrastructure 

The Selma District relies on and coordinates with the Selma-Kingsbury-Fowler County (SKF) 
Sanitation District for wastewater treatment. The SKF Sanitation District operates and maintains 
the sewer system and provides wastewater treatment service for the Selma District.12 

The City’s sewer system consists of gravity sewers and pumping stations to collect wastewater 
from residential, commercial, and industrial customers. The collected wastewater is conveyed to 
the SKF Wastewater Treatment and Disposal Facilities which have a capacity to treat 8.0 million 
gallons per day (MGD) but currently receive 4.3 MGD from residential and commercial 
customers. Currently, no wastewater is recycled for direct reuse within the Selma District service 
area. The cost of implementation of a recycled water system in the District is not planned at this 
time and will likely only be considered if conditions related to District supply change significantly 
in the future.13 

The proposed Project will require connection to the City’s sewer/wastewater system and will be 
responsible for construction of connection points to the City’s existing sewer/wastewater 
infrastructure.  

Solid Waste 

The City of Selma, through a private contractor, Mid-Valley Disposal, provides weekly curbside 
solid waste collection services to all households and businesses within the City limits. Solid waste 
is taken to the American Avenue Landfill, which is operated by the County and is located on 
American Avenue, about 6.5 miles southwest of the City of Kerman. The County has plans to 

 

11 Ibid, Page 18. 
12 Ibid, Page 56. 
13 Ibid, Page 56 & 57. 

Public Water Public Water 
Number of 

Volume of Water 
System Number System Name 

Municipal 
Supplied 2020 

Connections 2020 

CA1010024 Se lma 6,384 4,592 

TOTAL 6,384 4,592 

NOTES: 
(a} Volumes are in units of AF. 
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expand this landfill in three phases when demand warrants. The County currently has permits 
to use all three phases of the 440-acre site, but only expand when necessary. The estimated total 
capacity after all three phases of expansion is 32,700,000 cubic yards. According to the Fresno 
County Public Works Department, the County’s Solid Waste Division has indicated that “…it is 
estimated that the landfill will be able to continue operations until 2031 when it will be full and 
will have to be closed.”14 

Electrical and Natural Gas 

Electricity 

Electricity, a consumptive utility, is a man-made resource. The production of electricity requires 
the consumption or conversion of energy resources, including water, wind, oil, gas, coal, solar, 
geothermal, and nuclear resources, into energy. The delivery of electricity involves a number of 
system components, including substations and transformers that lower transmission line power 
(voltage) to a level appropriate for on-site distribution and use. The electricity generated is 
distributed through a network of transmission and distribution lines commonly called a power 
grid. Conveyance of electricity through transmission lines is typically responsive to market 
demands. The Pacific Gas and Electric Company (PG&E) is the provider of electricity for the City of 
Selma. Existing trunk and transmission facilities are adequate to meet present and projected demand 
in the community. Selma recently joined a joint powers authority called the San Joaquin Power 
Authority.15 

Energy Usage 

Energy usage is typically quantified using the British Thermal Unit (BTU). Total energy 
consumption in California was 6,882 trillion BTU in 2022 (the most recent year for which this 
specific data is available), which equates to approximately 176 million BTU per capita. 16 Of 
California’s total energy usage, the breakdown by sector is approximately 29 percent 
transportation, 33 percent industrial, 18 percent commercial, and 21 percent residential. 17 
Electricity and natural gas in California are generally consumed by stationary users such as 

 

14 City of Selma General Plan Update Background Report. June 2008. Page 7-22. 
https://cms9files.revize.com/selma/General%20Plan%20Background%20Report.pdf. Accessed November 2024. 
15 Ibid. Page 7-20. 
16 U.S. Energy Information Administration, California State Profile and Energy Estimates. 
https://www.eia.gov/state/print.php?sid=CA. Accessed November 2024. 
17 U.S. Energy Information Agency, Consumption and Efficiency. Recent Data. https://www.eia.gov/consumption/. Accessed 
November 2024. 

https://cms9files.revize.com/selma/General%20Plan%20Background%20Report.pdf
https://www.eia.gov/state/print.php?sid=CA
https://www.eia.gov/consumption/
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residences and commercial and industrial facilities, whereas petroleum consumption is generally 
accounted for by transportation-related energy use.  

While BTUs measure total energy usage, electricity is generally measured in kilowatt-hours 
(kWh) which is the standard billing unit for energy delivered to consumers by electrical utilities. 
The total electricity consumption, including Residential and Non-Residential, attributable to 
Fresno County from 2013 to 2022 is shown in Table 3.8-2. As indicated, energy consumption in 
Fresno County increased approximately 11.7% increase over the 10 years.  

Table 3.8-2 
Total Electricity Consumption in Fresno County 2013 – 202218 

 

Year Electricity Consumption (in 
millions of Kilowatt Hours) 

2013 7,459 

2014 7,626 

2015 7,619 

2016 7,555 

2017 7,361 

2018 7,575 

2019 7,371 

2020 7,936 

2021 8,272 

2022 8,384 
Natural Gas 

Natural gas is a combustible mixture of simple hydrocarbon compounds (primarily methane) 
that is used as a fuel source. Natural gas consumed in California is obtained from naturally 
occurring reservoirs, mainly located outside the State, and delivered through high-pressure 
transmission pipelines. The natural gas transportation system is a nationwide network, and, 
therefore, resource availability is typically not an issue. Natural gas provides almost one-third of 

 

18 California Energy Commission. Energy Reports. Electricity Consumption by County. 
https://ecdms.energy.ca.gov/elecbycounty.aspx. Accessed November 2024 

https://ecdms.energy.ca.gov/elecbycounty.aspx
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the state’s total energy requirements and is used in electricity generation, space heating, cooking, 
water heating, industrial processes, and as a transportation fuel.  

Natural gas service in Selma is provided by Pacific Gas & Electric and Southern California Gas 
Company. The total natural gas consumption, including Residential and Non-Residential, 
attributable to Fresno County from 2013 to 2022 is provided in Table 3.8-3. Natural gas 
consumption in Fresno County increased approximately 6.1% over the 10-year span.  

Table 3.8-3 
Natural Gas Consumption in Fresno County 2013 – 202219 

 

Year Natural Gas Consumption 
(in millions of Therms) 

2013 300 

2014 295 

2015 300 

2016 285 

2017 341 

2018 347 

2019 352 

2020 326 

2021 319 

2022 319 
 

Telecommunications 

Cellular telephone service is offered to residents of the City of Selma by a number of companies 
including Verizon, Cingular, Sprint, etc. Calls are placed from cellular phones, which are simply 
wireless mobile or portable phones that have radio-frequency (RF) transmitters and receivers. 
The RF signals are received by “cell” sites (hence the name “cellular”), which are RF 
receiver/transmitter stations situated on towers that are strategically placed to be able to transmit 

 

19 California Energy Commission. Energy Reports. Gas Consumption by County. 
http://www.ecdms.energy.ca.gov/gasbycounty.aspx Accessed November 2024.   

http://www.ecdms.energy.ca.gov/gasbycounty.aspx
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alternative sites would allow for contiguous growth adjacent to existing urbanization in the City. 
Alternative Site #1 (Approximately 36 acres) is located southeast of the proposed Project and is 
north of E. Mountain View Ave between S. McCall Ave and SR 99. Alternative Site #2 would be 
northeast of the N. Gardner Ave/E. Cardella RE. Nebraska Ave/Dockery Ave intersection.  

 
 

Figure A-1 
Location of Alternative Sites in Relation to Proposed Project Site 
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Figure A-2 
Alternative Location #1: Approximately 36 Acres 
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Figure A-3 
Alternative Location #2: Approximately 37 Acres 
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Perhaps the greatest obstacle in selecting an alternative site for the proposed Project is that the 
Project Applicant does not already own land at these locations and/or does not have control of 
land at these locations. However, for purposes of environmental evaluation, a description of 
potential environmental impacts is provided below. 

Environmental Considerations 

Development of an alternate site could theoretically meet most of the Project objectives presented 
earlier in this chapter.  However, construction and operation of an alternate site would likely not 
be as economically efficient (since the Applicant does not own or control the lands) and thus is 
not fully consistent with the Project objectives. In addition, construction and operation at an 
alternate site would result in environmental impacts that are likely equal to or in some cases could 
be greater than the proposed Project. The majority, if not all, of Project impacts are likely to occur 
at an alternate site.  

Either of the alternative sites would require environmental review once the Applicant has 
prepared sufficient project description information. The time requirements for these activities 
would reduce the ability of the Applicant to accommodate projected residential demand in a 
timely manner compared to the proposed Project. This alternative would be the most complex, 
costly, and time-consuming alternative to implement. Various engineering and technical studies 
would then be completed to define the project and its components.  Environmental review and 
obtaining entitlements would follow prior to construction activities. The sites identified herein 
appear to have conditions that are not as favorable as the proposed Project site, such as containing 
active agriculture, and as mentioned earlier, lack of control over the land. 

Impacts from the Alternate Locations Alternative, as compared to the Project, are summarized as 
follows: 

• Aesthetics – With development of a similar project on an alternate site, aesthetic impacts 
would occur through the conversion of farmland to urban uses, introduction of 
light/glare, and construction of residential units and commercial establishments on 
agriculturally active land. Since this Alternative would be of similar size and scale to the 
Project, impacts are determined to be similar to the proposed Project. 

• Agriculture and Forestry Resources - With development of a similar project on an 
alternate site, agricultural impacts would be more than the proposed Project, as both sites 
are located on Prime Farmland.1 

 
1 California Department of Conservation. California Important Farmland Finder. https://maps.conservation.ca.gov/DLRP/CIFF/. 
Accessed November 2024.  

https://maps.conservation.ca.gov/DLRP/CIFF/
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• Air Quality - With development of a similar project on an alternate site, air quality 
impacts would occur from construction activities (construction vehicles and equipment, 
dust and other emissions) and from operational activities (vehicle trip emissions and other 
emissions from the development). Since this Alternative would be of similar size and scale 
to the Project, impacts are determined to be similar to the proposed Project (less than 
significant). 

• Biological Resources - With development of a similar project on an alternate site, 
biological impacts could occur from development of a previously agricultural site to 
urban uses. Therefore, impacts are similar to the proposed Project. 

• Cultural Resources - With development of a similar project on an alternate site, cultural 
resource impacts could occur from development of a previously agricultural site to urban 
uses. Since this Alternative would be of similar size and scale to the Project, impacts are 
determined to be similar to the proposed Project. 

• Energy - With development of a similar project on an alternate site, energy impacts would 
occur from construction activities (electricity, fuel) and operational activities (electricity, 
natural gas, fuel). Since this Alternative would be of similar size and scale to the Project, 
impacts are determined to be similar to the proposed Project. 

• Geology/Soils - With development of a similar project on an alternate site, impacts to 
geology and soils would occur from construction activities (grading and land disturbing 
activities) and operational. Since this Alternative would be of similar size and scale to the 
Project, impacts are determined to be similar to the proposed Project. 

• Greenhouse Gas Emissions - With development of a similar project on an alternate site, 
greenhouse gas emission impacts would occur from construction activities (construction 
equipment emissions and vehicle emissions) and operational activities (vehicle 
emissions). Since this Alternative would be of similar size and scale to the Project, impacts 
are determined to be similar to the proposed Project. 

• Hazards & Hazardous Materials - With development of a similar project on an alternate 
site, hazardous impacts would occur from construction activities (use and storage of 
hazardous substances) and operational activities (use and storage of hazardous 
substances). A database search of the DTSC Envirostor2 and the State Water Resources 
Control Board’s Geotracker3 was conducted for the Alternate sites. The searches indicated 
that no known hazardous waste sites existing on the Alternative sites. Since this 

 
2 California Department of Toxic Substances Control. Envirostor Database. https://www.envirostor.dtsc.ca.gov/public/map/ . 
Accessed August 2024. 
3 California Water Resource Control Board. GeoTracker Database. https://geotracker.waterboards.ca.gov/map/. Accessed November 
2024. 

https://www.envirostor.dtsc.ca.gov/public/map/
https://geotracker.waterboards.ca.gov/map/
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Alternative would be of similar size and scale to the Project, impacts are determined to be 
similar to the proposed Project. 

• Hydrology & Water Quality - With development of a similar project on an alternate site, 
hydrology and water quality impacts would occur from construction activities (water for 
dust control, requirement for preparation of a SWPPP, drainage control) and operational 
activities (water demand associated with the development, drainage control). Since this 
Alternative would be of similar size and scale to the Project, impacts are determined to be 
similar to the proposed Project.  

• Land Use / Planning - With development of a similar project on an alternate site, land use 
and planning impacts would occur from development of existing agricultural lands to 
urban uses. The Alternative would not divide an established community. Since this 
Alternative would be of similar size and scale to the Project (and contains similar pre-
zoning and land use designations), impacts are determined to be similar to the proposed 
Project. 

• Mineral Resources - With development of a similar project on an alternate site, mineral 
resource impacts could occur from construction activities (grading and ground-disturbing 
activities) and operational activities (conversion of land to urban uses). Since this 
Alternative would be of similar size and scale to the Project, impacts are determined to be 
similar to the proposed Project. 

• Noise - With development of a similar project on an alternate site, noise impacts would 
occur from construction activities (construction equipment and vehicles) and operational 
activities (vehicles, air conditioners, televisions, radios, lawn mowers, etc.). The 
Alternative locations are similarly proximate to existing urban uses (as compared to the 
proposed Project). Since this Alternative would be of similar size and scale to the Project, 
impacts are determined to be similar to the proposed Project. 

• Population & Housing - With development of a similar project on an alternate site, 
population and housing impacts would occur from development of these sites. Since this 
Alternative would be of similar size and scale to the Project, impacts are determined to be 
similar to the proposed Project. 

• Public Services - With development of a similar project on an alternate site, public service 
impacts would occur from development of these sites (need for police, fire, schools and 
other public facilities). Since this Alternative would be of similar size and scale to the 
Project, impacts are determined to be similar to the proposed Project. 

• Recreation - With development of a similar project on an alternate site, recreation impacts 
would occur from development of these sites. Since this Alternative would be of similar 
size and scale to the Project, impacts are determined to be similar to the proposed Project. 
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• Transportation - With development of a similar project on an alternate site, transportation 
impacts would occur from construction (vehicles and equipment) and operation (vehicles 
associated with the residential and commercial development). Since this Alternative 
would be of similar size and scale to the Project, impacts are determined to be similar to 
the proposed Project. This Alternative would not eliminate the significant and 
unavoidable impacts (VMT impacts at the project and cumulative level) associated with 
this topic from the proposed Project. 

• Tribal Cultural Resources - With development of a similar project on an alternate site, 
tribal cultural resource impacts could occur from development of these sites (conversion 
of agricultural lands to urban uses). Since this Alternative would be of similar size and 
scale to the Project, impacts are determined to be similar to the proposed Project. 

• Utilities & Service Systems - With development of a similar project on an alternate site, 
utility and service system impacts would occur from construction activities (water for 
dust control, solid waste disposal) and operational activities (water demand associated 
with the development, wastewater disposal, solid waste disposal). Since this Alternative 
would be of similar size and scale to the Project, impacts are determined to be similar to 
the proposed Project.  

• Wildfire - With development of a similar project on an alternate site, wildfire impacts 
could occur from development of these sites (conversion of agricultural lands to urban 
uses). Since this Alternative would be of similar size and scale to the Project, impacts are 
determined to be similar to the proposed Project. 

Refer to Table 4-1 for a comparison of each environmental topic for the Alternate Locations 
Alternative versus the proposed Project.  

Project Objectives 

The Alternative Sites Alternative would meet most of the Project Objectives outlines in Section 
4.2 herein. However, this Alternative would not be as economically feasible as compared to the 
proposed Project and thus would not be consistent with the Project objective of providing an 
economically feasible and conveniently-located commercial development to serve residents in the 
western portion of Selma. 

Reduced (50%) Project Alternative 

A reduction of 50% in the Project’s size and scope is a reasonable amount to illustrate what impact 
such an alternative would have on the significant effects of the proposed Project. 

Description 
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This alternative would reduce the Project components by 50% as follows: 

• Reduction in acreage from 39.1 to 20 
• Reduction in residential units from 600 to 300 
• Reduction in hotel from 100-key to 50-key 
• Reduction in buildable commercial square footage from 40,000 square feet to 20,000 

square feet 
• Corresponding reductions in infrastructure, etc. 

The Project would remain a mixed-use development with a variety of housing types, with the 
50% reduction. 

Environmental Considerations 

Most of the environmental issues associated with this alternative would be less or similar to those 
of the proposed Project. Impacts from the Reduced (50%) Alternative, as compared to the Project, 
are summarized as follows: 

• Aesthetics – With development of the 50% of the site, aesthetic impacts would occur 
through the conversion of farmland to urban uses, introduction of light/glare, and 
construction of residential units on non-urbanized land. Since this Alternative would 
occur on less acreage as compared to the Project, impacts are determined to be less than 
the proposed Project. 

• Agriculture and Forestry Resources - With development of 50% of the site, agricultural 
impacts would not occur as the site is not located on important farmland or forest 
resources. Impacts are determined to be similar as the proposed Project.  

• Air Quality - With development of 50% of the site, air quality impacts would occur from 
construction activities (construction vehicles and equipment, dust and other emissions) 
and from operational activities (vehicle trip emissions and other emissions from the 
development). Due to the reduction in residential units and commercial facilities (and 
corresponding reduction in vehicle trips), this alternative would have lower annual 
emission rates than the proposed project for the following criteria pollutants: CO, NOx, 
VOC, SOx, PM10 and PM2.5. Air pollutant emission rates associated with this alternative 
are thus lower than the proposed project due to the reduced number of residential units 
and commercial acreage (and associated reduction in vehicle trips).  

• Biological Resources - With development of the Project site with 50% of the site, biological 
impacts could occur from development of a previously agricultural site to urban uses. 
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Since this Alternative would occur on less acreage as compared to the Project, impacts are 
determined to be less than the proposed Project. 

• Cultural Resources - With development of 50% of the site,  cultural resource impacts 
could occur from development of a previously agricultural site to urban uses. Since this 
Alternative would occur on less acreage as compared to the Project, impacts are 
determined to be less than the proposed Project. 

• Energy - With development of 50% of the site,  energy impacts would occur from 
construction activities (electricity, fuel) and operational activities (electricity, natural gas, 
fuel). However, since this Alternative would have 50% less residential and commercial 
components as compared to the proposed Project, energy impacts would be less than the 
proposed Project. 

• Geology/Soils - With development of 50% of the site, impacts to geology and soils would 
occur from construction activities (grading and land disturbing activities) and operational 
activities. Since this Alternative would occur on less acreage as compared to the Project, 
impacts are determined to be less than the proposed Project. 

• Greenhouse Gas Emissions - With development of 50% of the site,greenhouse gas 
emission impacts would occur from construction activities (construction equipment 
emissions and vehicle emissions) and operational activities (vehicle emissions). However, 
since this Alternative would have 50% less residential and commercial components as 
compared to the proposed Project, greenhouse gas emissions would be less than the 
proposed Project. 

• Hazards & Hazardous Materials - With development of 50% of the site, hazardous 
impacts would occur from construction activities (use and storage of hazardous 
substances) and operational activities (use and storage of hazardous substances). Since 
this Alternative would have less residential and commercial facilities as compared to the 
Project, impacts are determined to be less than the proposed Project. 

• Hydrology & Water Quality - With development of 50% of the site, hydrology and water 
quality impacts would occur from construction activities (water for dust control, 
requirement for preparation of a SWPPP, drainage control) and operational activities 
(water demand associated with the development, drainage control). However, since this 
Alternative would have 50% less residential units and commercial acreage as compared 
to the proposed Project, hydrology and water quality impacts would be less than the 
proposed Project.  

• Land Use / Planning - With development of 50% of the site,  land use and planning 
impacts would occur from development of existing agricultural lands to urban uses. The 
Alternative would not divide an established community. Since this Alternative would 















https://labormarketinfo.edd.ca.gov/cgi/databrowsing/localAreaProfileQSMoreResult.asp?viewAll=&viewAllUS=&currentPage=163&currentPageUS=&sortUp=&sortDown=L.PERIODYEAR&criteria=unemployment+rate&categoryType=employment&geogArea=0621040900&timeseries=&more=More+Areas&menuChoice=localAreaPro&printerFriendly=&BackHistory=-265&goTOPageText=
https://labormarketinfo.edd.ca.gov/cgi/databrowsing/localAreaProfileQSMoreResult.asp?viewAll=&viewAllUS=&currentPage=163&currentPageUS=&sortUp=&sortDown=L.PERIODYEAR&criteria=unemployment+rate&categoryType=employment&geogArea=0621040900&timeseries=&more=More+Areas&menuChoice=localAreaPro&printerFriendly=&BackHistory=-265&goTOPageText=
https://labormarketinfo.edd.ca.gov/cgi/databrowsing/localAreaProfileQSMoreResult.asp?viewAll=&viewAllUS=&currentPage=163&currentPageUS=&sortUp=&sortDown=L.PERIODYEAR&criteria=unemployment+rate&categoryType=employment&geogArea=0621040900&timeseries=&more=More+Areas&menuChoice=localAreaPro&printerFriendly=&BackHistory=-265&goTOPageText=
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Irreversible changes associated with the Project include the use of nonrenewable resources during 
construction, including concrete, plastic, and petroleum products and renewable resources such 
as timber.  To the extent nonrenewable uses are used during construction, the Project is being 
created to meet existing demand for housing and services in the City, which would lead to the 
consumption of these resources elsewhere if the Project were not built.  Therefore, the proposed 
Project would not result in a new impact to nonrenewable resources.  During the operational 
phase of the proposed Project, energy would be used for lighting, heating, cooling, and other 
requirements and petroleum products would be used by vehicles associated with the residents 
of the proposed development and the commercial facilities.  The use of these resources would not 
be substantial, would not be inefficiently used, and would not constitute a significant effect.  Refer 
to Section 3.6 – Energy for more information pertaining to the proposed Project’s energy use. 

In the future, the site could be rezoned or redeveloped for a different use also allowed in the 
existing General Plan or Zoning Ordinance designations, in which case, at the end of the useful 
life of the Project, the use could change. Therefore, the Project would not commit future 
generations to a significant change in land use.  This is in contrast to a large industrial use, where 
reuse for non-industrial uses likely would require extensive remediation, making such reuse 
difficult, or large infrastructure projects that are rarely moved or dismantled once constructed. 

The proposed Project would not result in irreversible damage resulting from environmental 
accidents. The Project consists of a mixed-use residential and commercial development. None of 
these land uses routinely transport, use, or dispose of hazardous materials, or present a 
reasonably foreseeable release of hazardous materials, with the exception of common residential 
and commercial hazardous materials such as cleaners, paint, petroleum products, etc. Handling 
and use of hazardous materials and the disposal of the resulting hazardous wastes would be 
required to follow the applicable laws and regulations, as described in Section 3.9-1 – Hazards & 
Hazardous Materials herein. As such, irreversible environmental accidents are unlikely. 

Conclusion: The project would have less than significant irreversible environmental changes.   
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