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Proposed Mitigated Negative Declaration 
Northpointe Apartments Project 

Lead Agency: City of Modesto 
1010 10th Street 
Modesto, CA 95354 
(209) 577-5200 

Project Title: Northpointe Apartments Project 

Project Location: The overall Project site is approximately ±17.7 acres within the 614-acre Kiernan Business Park 
Specific Plan (KBSP) planning area, which has been annexed into the incorporated limited of Modesto. The Project 
site is located on the east side of Chapman Road, north of Pelandale Avenue, and south of the Modesto Irrigation 
District (MID) lateral No. 6 in the City of Modesto.  

Project Description: The proposed Project consists of a General Plan Amendment and a Specific Plan Amendment. 
The existing General Plan land use designation for 12.44 acres of the site is Regional Commercial (RC). The 
remaining 5.26 acres has a General Plan land use designation of Mixed Use (MU).  The General Plan Amendment will 
change the General Plan designation for the 12.44 acres from Regional Commercial (RC) to Mixed Use (MU) to be 
consistent with the other5.26 acres.   

The Specific Plan Amendment will change the underlying Specific Plan land use designation of the 12.44 acres from 
Regional Commercial to Mixed Use 4, and will amend the 5.26 acres of Professional Office to Mixed Use 4.  The Mixed 
Use 4 designation is a new designation for the Specific Plan area.  The Mixed Use 4 designation will allow the uses of 
the C-2, R-2 R-3, and MU-P Zoning districts, as well as follow the development standards prescribed within those 
districts, as amended.  The conditional uses of these zoning districts will also be conditional within the Mixed Use 4 
designation.  

The proposed land use changes are necessary to allow the seamless development of both residential and 
commercial projects within the larger 17.7-acre site.  At this time, a future market-rate apartment complex and 
other compatible commercial uses are anticipated to develop in the area. According to the preliminary site plan, the 
proposed Project consists of a 240-unit, three-story, walk-up apartment community. The development would 
include multifamily amenities, internal drive aisles, landscaping, parking areas, and on-site infrastructure 
improvements. The Mixed Use General Plan land use designation permits a residential density of up to 14 dwelling 
units per gross acre, allowing for as many as 247 units consistent with the General Plan. The proposed 240 units has 
a density of 13.5 dwelling units per acre, therefore falling within the allowable density range for the Mixed Use area.  

Future commercial development contemplated at this time would be a single-story 12,000-15,000 square foot 
destination restaurant with ancillary lounge, exposition kitchen and private rooms for corporate and private events.  
A culinary academy may also be included in the future.  

Primary vehicular access to the Project site would be provided from Chapman Road to the west and Pelandale 
Avenue to the south, with internal circulation consisting of a connected network of private drive aisles serving the 
residential buildings, parking areas, and shared amenities. Pedestrian circulation would be accommodated through 
internal walkways linking buildings, parking areas, and open spaces. The Project would provide approximately 442 
parking spaces, including a combination of off-street surface stalls and covered carport spaces distributed 
throughout the community. Utility improvements would include extensions and connections to existing water, 
sewer, and storm drainage infrastructure located in surrounding public rights-of-way. Dry utilities such as 
electricity, communications, and gas would be extended underground to serve the residential buildings and ancillary 
facilities.  

Approval of the General Plan Amendment and Specific Plan Amendment would all both residential and commercial 
uses by right, enabling the City to consider the proposed multifamily housing project as well as the future restaurant 
and ancillary uses. Following approval of the General Plan Amendment and Specific Plan Amendment, any 
subsequent commercial development on the remaining lots or within the broader planning area would be subject to 
separate Design Plan Review (DPR) approvals. 

Findings: In accordance with the California Environmental Quality Act, the City of Modesto has prepared an Initial 
Study to determine whether the proposed project may have a significant adverse effect on the environment. The 
Initial Study and Proposed Mitigated Negative Declaration reflect the independent judgment of City of Modesto staff. 
On the basis of the Initial Study, the City of Modesto hereby finds: 



Although the proposed project could have a significant adverse effect on the environment, there will not 
be a significant adverse effect in this case because the project has incorporated specific provisions to 
reduce impacts to a less than significant level and/or the mitigation measures described herein have 
been added to the project. A Mitigated Negative Declaration has thus been prepared. 

The Initial Study, which provides the basis and reasons for this determination, is attached and/or referenced herein 
and is hereby made a part of this document. 

Signature _______________________________________ Date ______________________ 



Proposed New Mitigation Measures:  

Because the Project site is located within the approved Kiernan Business Specific Plan (KBSP), for which there is a 
certified EIR, the proposed Project is bound by the relevant existing KBSP EIR mitigation measures. In addition, 
there are specific new mitigation measures that were created based on this environmental evaluation and are 
specific to the proposed Project. The following are new Mitigation Measures that are extracted from the Initial Study. 
These measures are designed to avoid or minimize potentially significant impacts and thereby reduce them to an 
insignificant level. Based on the analysis and conclusions of the Initial Study, the impacts of proposed project would 
be mitigated to less-than-significant levels with the implementation of the new mitigation measures presented 
below combined with the existing approved mitigation measures in the KBSP EIR.  

NOISE 

Mitigation Measure NOI-1: The following measures shall be incorporated into the Project on-site construction 
operations: 

• Noise-generating construction activities within the Project area shall adhere to the time restrictions of the 

City of Modesto General Plan to the maximum extent feasible. 

• All noise-producing Project equipment and vehicles using internal-combustion engines shall be equipped 

with manufacturers-recommended mufflers and be maintained in good working condition. 

• All mobile or fixed noise-producing equipment used on the Project site that are regulated for noise output 

by a federal, state, or local agency shall comply with such regulations while during Project activity. 

• Material stockpiles and mobile equipment staging, parking, and maintenance areas shall be located as far as 

practicable from the existing residences to the north and west. 

• Project area and site access road speed limits shall be established and enforced during the construction 

period. 

Mitigation Measure NOI-2: The following measures shall be incorporated into the design: 

• All windows of residences proposed adjacent to commercial areas shall have a minimum Sound 

Transmission Class (STC) rating of 32.  

• Air conditioning shall be provided for all residences of this development to allow occupants to close doors 

and windows as desired for acoustic isolation. 
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  The North Point Residential Project | 4 

Kiernan Business Park Specific Plan Assumptions 
A Draft Environmental Impact Report (EIR) was last prepared for KBPSP Amendment #4, the Final EIR 
was certified in September 2009. KBPSP Amendment #4 primarily focused on land use adjustments 
for 153-acres of land in the area designated as the Kiernan Business Park – East. Although the EIR 
transportation analysis focused on the Kiernan Business Park – East area, development growth for the 
remaining KBPSP area was accounted in the Cumulative analysis prepared for the EIR.  

Table 1 provides a summary of the maximum development buildout assumed by the KBPSP for the 
parcels designated as Regional Commercial and Professional Office (see KBPSP land use diagram 
provided in Appendix A). As shown in Table 1, approximately 462,549 sf of Regional Commercial 
uses have been constructed in the North Pointe Shopping Center on Pelandale Avenue, compared to 
41,260 sf of Professional Office constructed as part of the Valley Children’s Healthcare Pelandale 
medical office project. Therefore, 533,766 sf of Regional Commercial and 130,592 sf of Professional 
Office assumed as part of the certified KBPSP EIR have not yet been constructed.  

Table 1. Kiernan Business Park Specific Plan Development Potential for North Pointe 
Shopping Center Area 

Land Use Type 
Maximum 

Development at 
Buildout1 

Estimated 
Development 

Constructed as of 
October 2025 

Remaining 
Development Potential 

Regional Commercial 996,315 sf 462,549 sf 533,766 sf 

Professional Office 171,852 sf 41,260 sf 130,592 sf 

Notes: 
1. Per Table III-1 of the Kiernan Business Park Specific Plan (City of Modesto, 2022). 

Sources: Fehr & Peers, 2025.  

The proposed residential development, comprising 240 multi-family dwelling units on approximately 
9.7 acres, is partially located on land currently designated for Regional Commercial and Professional 
Office (P-O) use within the City of Modesto. Under the zoning provisions of the KBPSP and the City 
of Modesto Urban Area General Plan, this site supports regional commercial development at a floor 
area ratio (FAR) of 0.35. However, as stated in Section 1.c of the City’s General Plan, the city 
promotes a mixed-use land use framework for new developments, encouraging a blend of residential 
and non-residential uses—including institutional, office, and commercial components. For residential 
uses, the General Plan recommends an average development intensity of 14 dwelling units per acre, 
applied uniformly across the designated residential area. The proposed project would therefore 
transition from its commercial potential to residential use, aligning with the City’s broader vision for 
integrated, mixed-use development.  

Approximately 4.4 acres of the project site is designated as Regional Commercial under the KBPSP, 
allowing up to 68,000 sf of retail development based on a 0.35 FAR. The remaining 5.3 acres are 
designated as Professional Office, allowing up to 80,000 sf of office space assuming a 0.35 FAR. 

In summary, the proposed project is assumed to replace up to 148,000 sf of the following uses: 

• 68,000 sf of regional commercial development 
• 80,000 sf of general office 
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