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EXECUTIVE SUMMARY

Infroduction

This Draft Environmental Impact Report (Draft EIR or EIR) has been prepared consistent with
the California Environmental Quality Act (CEQA) for the proposed Carleton Acres Specific Plan
Project (Project). Its intent is to inform the public, regulatory agencies and the City of Visalia (City)
decision makers of the potential environmental impacts the proposed Project would have on
environmental factors as specified in the CEQA Guidelines. This Draft EIR, in its entirety,
addresses and discloses potential environmental effects associated with construction and
operation of the proposed Project, including direct, indirect, and cumulative impacts to the
environmental resources identified in the CEQA Guidelines environmental checklist. The City of
Visalia is the “Lead Agency” pursuant to CEQA and is responsible for the preparation and
distribution of the Draft EIR.

CEQA Process

The City of Visalia circulated a Notice of Preparation (NOP) of an EIR for the proposed project
from May 20, 2021 through June 21, 2021 to trustee and responsible agencies, the State
Clearinghouse (SCH #2021050418), and the public. Following publication of the original NOP,
changes were made to the proposed Project that consisted of an increase in commercial acreage
(from 14.7 acres to 35.1 acres) and a reduction in residential units (from 3,368 units to 3,262 units).
Therefore, the Project’s NOP was re-circulated from June 2, 2022 through July 5, 2022. A scoping

meeting (conducted virtually via a “Zoom” meeting) was held on June 14, 2022.

The next step in the process is circulation of this Draft EIR which will be distributed to the public

for review and comment for at least 45 days. This Draft EIR is organized as follows:
Executive Summary: Summarizes the analysis contained in the Draft EIR.

Chapter 1 - Introduction: Provides a brief introduction to CEQA and the scope/contents
of the Draft EIR.

Chapter 2 - Project Description: Describes the Project in detail. Includes Project location,

objectives, environmental setting and regulatory context.

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-1
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Chapter 3 — Environmental Analysis: Contains the CEQA checklist. Each topic discusses
environmental/regulatory setting, Project impact analysis, mitigation measures and

conclusions.

Chapter 4 — Alternatives: Describes and evaluates alternatives to the Project. The
proposed Project is compared to each alternatives and potential environmental impacts

are analyzed.

Chapter 5 — Other CEQA Sections: Describes other required sections such as

environmental effects that cannot be avoided, social effects, growth inducement, etc.

Appendices: Following the text of the Draft EIR, several appendices and technical studies

have been included as reference material.

The proposed Project is located on approximately 507-acres in the northern area of the City of
Visalia, California and is generally bound by W. Riggin Avenue to the south, N. Akers Street to
the east, N. Shirk Road to the west and Avenue 320 (W. Kibler Avenue) to the north. The site is
comprised of two parcels: APN 077-100-088 and APN 077-100-105. APN 077-100-088 consists of
approximately 478 acres and is within an unincorporated area of Tulare County, while APN 077-
100-105 consists of approximately 29.3 acres and is within the City limits of Visalia. The entire site
is within the Urban Growth Boundary (UGB) and Sphere of Influence (SOI) of the City of Visalia.
However, the site has been designated by the City’s General Plan for residential, commercial,
public/institutional and park/recreation uses. Refer to Figure 2-1: Regional Location Map, Figure
2-2: City Boundary Map, Figure 2-3: Existing Land Use Designations, and Figure 2-4: Aerial Site
Vicinity Map.

The Project Applicant is proposing a Specific Plan to develop approximately 507-acres of land into
a mixed-use development. The Project will feature a variety of uses including single-family
residential housing, multi-family residential housing, commercial, educational, and parks/trails
facilities. The proposed Project components are summarized below. Refer also to Table 2-1:

Summary of Proposed Land Uses and Figure 2-5: Site Layout Plan.

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-2
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Residential

The proposal features several different types of housing for a total of up to 3,262 residential units

at buildout which is broken down as follows:

¢ Low Density Residential: Up to 1,592 units
¢ Medium Density Residential: 758 units
¢ High Density Residential: 912 units

It should be noted that the number of proposed units for the low density residential portion of
the development is currently proposed to include a maximum of 1,592 units, which may be lower
depending on final configuration of the lots. In addition, the 13.0 acres currently shown in Figure
2-5 for a new elementary school could potentially be converted to low density residential.
Therefore, for purposes of providing the maximum number of potential residential units, a total
of 65 units was added to the total for both phases (13.0 acres X 5.0 units per acre = 65 units), for a

maximum development potential of 1,592 low density residential units.
Commercial

The proposed Project includes up to 35.1 acres of commercial development in two locations
within the Project for a total of approximately 205,000 square feet of gross leasable commercial
area. The commercial developments will occur in the proposed Mixed Use Commercial Zone and
the Neighborhood Commercial Zone. The maximum size for a single or anchor tenant is proposed
to be approximately 170,000 square feet within the Mixed Use Commercial Zone as shown in
Figure 2-5. The first commercial area consists of up to 28.7 acres of Mixed Use Commercial at the
intersection of Riggin Avenue and Shirk Road (Road 92). Anticipated uses at this location include
development consisting of a Costco membership store, a Costco gas station, and a Costco car
wash, as well as a drug store, retail, restaurants (including drive-throughs), and similar uses. The
second commercial area consists of up to 6.4 acres of Commercial Neighborhood at the northeast
corner of the development. Anticipated uses at this location may include development such as
retail, services and restaurants. The commercial facilities are located to provide efficient

accessibility to residents of the Project and the surrounding areas.
Other Project Components

Other proposed uses include approximately 13.0 acres for a potential future elementary school,
17.3 gross acres for a drainage basin, and approximately 17.3 acres of parks/trails/recreational

facilities. Various other infrastructure improvements (water, stormwater and wastewater

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-3
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infrastructure, roadway improvements, and related improvements) will be required by the

Project. Refer to the descriptions of these components in Chapter Two — Project Description.
Phasing

The Project is proposed to be built out in two phases as identified in Table 2-1 and as shown in
Figure 2-5 (both in Chapter Two — Project Description). Although the exact timing of construction
and buildout will be determined by market conditions, the Project Applicant and the City, it is
anticipated that the Project would be built out over an approximately 15-year period with
approximately 100 low-density residential units per year on average with the remaining buildout
to be determined by demand. The Project is proposed to be generally built out in two phases as

follows:
Phase 1

Phase 1 includes all of APN 077-100-105 (29.3 acres) and a portion of APN 077-100-088 (150
acres). For APN 077-100-105, the site is within the Tier 1 boundary and is currently
designated by the City’s General Plan for High Density Residential. The Project intends to

retain this land use designation and to develop the site as follows:
e 29.3 acres of High Density Residential (440 units)

For APN 077-100-088, Phase 1 development only includes the southern portion of the parcel
(approximately 150 acres) and is included in the Tier 2 boundary. This portion is proposed

to be developed with a variety of uses as follows:

9.7 acres of High Density Residential (146 units)
¢ 9.1 acres of Medium Density Residential (91 units)
e 100.9 acres of Low Density Residential (up to 505 units)

28.7 acres of Commercial Mixed Use

For APN: 077-100-088, the Low Density Residential and commercial portions are
anticipated to be built first.

Phase 2

Phase 2 includes the northern 329 acres of APN 077-100-088 that is within the Tier 3

boundary. This portion is proposed to be developed with a variety of uses as follows:

e 21.7 acres of High Density Residential (326 units)

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-4
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e 66.7 acres of Medium Density Residential (667 units)

e 204.5 acres of Low Density Residential (up to 1,022 units)
e 6.4 acres of Commercial Neighborhood

e 17.3 acres of Basin

e 13.0 acres of Public/Institutional

The phasing of development and installation of infrastructure for Phase 1 and Phase 2 will be

identified in a Development Agreement.

Refer to Chapter Two — Project Description for the full description of the Project.

Project Objectives

In accordance with CEQA Guidelines Section 15124(b), the following are the City of Visalia’s

Project objectives:

. To provide a mixed-use development at pricing appropriate for the market, in a
growing area of the City of Visalia that satisfies the City of Visalia’s policies,
regulations and expectations as defined in the City’s General Plan, Zoning Ordinance
and other applicable plans, documents, and programs adopted by the City.

. To provide a variety of housing opportunities with a range of densities, styles, sizes
and values that will be designed to satisfy existing and future demand for quality
housing in the area.

o To provide a residential development that assists the City in meeting its General Plan
and Housing Element requirements and objectives.

. To provide conveniently-located commercial development to serve north Visalia
residents and the Carleton Acres development in a growing area of the City of Visalia.

J To provide a sense of community and walkability within the development through
the use of street patterns, parks/open space areas, landscaping and other project

amenities.

Summary of Environmental Impacts

As described in Chapter 3, it was determined that all impacts were either less than significant, or

could be mitigated to a less than significant level with the exception of the following:

e Aesthetics — Degrade existing visual character (project and cumulative level)

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-5
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e Agriculture & Forestry Resources - Loss of farmland (project and cumulative level)

e Air Quality — Conflict with Air Quality Plan / Exceed criteria pollutant thresholds (project
and cumulative level)

e Hydrology & Water Quality — Water supply (cumulative level only)

e Transportation — Conflict with Plan/Program (project and cumulative level)

o Utilities & Service Systems — Water supply (cumulative level only)

Even with the mitigation measures described in Chapter 3, Environmental Setting, Impacts, and
Mitigation Measures, of this Draft EIR, impacts in these issue areas would be significant and

unavoidable.

CEQA Guidelines Section 15126.6 requires the consideration of a range of reasonable alternatives
to the proposed Project that could feasibly attain most of the objectives of the proposed Project.
This Draft EIR analyzed the following alternatives:

¢ No Project Alternative: Under this Alternative, the Project would not be constructed and
the site would remain in agricultural production.

e Alternate Locations Alternative: Under this Alternative, the Project would be developed
on a different site of similar size and scale.

e Reduced (50%) Project Alternative: Under this Alternative, the Project would be reduced
by 50% (overall site acreage, residential units, commercial acreage, and recreational

facilities).

See Chapter 4 — Alternatives for a full description of potential environmental impacts associated

with each alternative.

State law requires that a public agency adopt a monitoring program for mitigation measures that
have been incorporated into the approved Project to reduce or avoid significant effects on the
environment. The purpose of the monitoring program is to ensure compliance with
environmental mitigation during Project implementation and operation. Since there are
potentially significant impacts requiring mitigation associated with the Project, a Mitigation
Monitoring and Reporting Program will be included in the Project’s Final EIR, a draft of which is

included herein on the following pages.

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-6
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Mitigation Measure

Party

responsible for

Implementing
Mitigation

Timing

Party
responsible
for
Monitoring

Verification

(name/
date)

Agricultural & Forestry Resources

AG-1:

Prior to the issuance of grading or building permits, the Project
proponent shall mitigate impacts for loss of up to 478 acres of Prime
Farmland and Farmland of Statewide Importance on the Project site at a
1:1 ratio. The amount of land requiring mitigation shall correspond to
the amount of land associated with the issuance of the grading or
building permit, or for residential land associated with a subdivision map,
the amount of land associated with the subdivision map. The Project
proponent shall implement one or more of the following measures to
mitigate the loss: Payment of in-lieu fees, mitigation banks, fee title
acquisition, and/or conservation easements, on land(s) within the
Southern San Joaquin Valley of California, specifically within Kern
County, Tulare County, Kings County, Fresno County, or Madera County.
The City shall require, at a minimum: evidence that the preserved land
has adequate water supply, agricultural zoning, evidence of land
encumbrance documentation, documentation that the
easement/regulations are permanent and monitored, and
documentation that the mitigation strategy is appropriately endowed.
This mitigation shall be verified by the City prior to issuance of grading or
building permits. Should the City of Visalia develop an Agricultural
Mitigation Program, the Project proponent, at its election, may mitigate
for the loss of agricultural land through compliance with the Program
that is adopted by the City in lieu of mitigating on a 1:1 ratio as described
above.

Project
Applicant

Prior to
issuance of
grading or

building

permits

City of
Visalia

CITY OF VISALIA | Crawford & Bowen Planning, Inc.
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Par_tbyl ¢ ParthI Verification
. responsible for - responsible
Mitigation Measure . Timin
g Implementing g for (name/
Mitigation Monitoring date)
AG-2: Project Prior to City of
Reduce Conflicts Between Urban and Agricultural Uses Applicant issuance of Visalia
In order to reduce potential conflicts between urban and agricultural certificates
. . of occupancy
uses, the following measures shall be implemented:
e Potential residents shall be notified about possible exposure to
agricultural chemicals at the time of purchase / lease of property
within the development.
e A Right-to-Farm Covenant shall be recorded on each tract map
or be made a condition of each tract map to protect continued
agricultural practices in the area.
e Potential residents shall be informed of the Right-to-Farm
Covenant at the time of purchase / lease of property within the
development.
Air Quality
AIR-2A: Project Prior to City of
This measure shall be applied to all development under the proposed Applicant issuance of Visalia
Specific Plan to reduce emissions from construction. Before a gra(#m.g or
construction permit is issued for the proposed Project, the Project bU|Id|r1g
applicant, Project sponsor, or construction contractor shall provide permits
compliance with the following requirements to the City of Visalia
Planning Department:
e Where portable diesel engines are used during construction, all
off-road equipment with engines greater than 75 horsepower
shall have engines that meet either EPA or ARB Tier 4 Final off-
road emission standards except as otherwise specified herein. If
engines that comply with Tier 4 Final off-road emission standards
CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-8
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Mitigation Measure

Party
responsible for
Implementing
Mitigation

Timing

Party
responsible
for
Monitoring

Verification

(name/
date)

are not commercially available, then the construction contractor
shall use the next cleanest piece of off-road equipment that is
commercially available. For purposes of this mitigation measure,
“commercially available” shall mean the equipment at issue is
available taking into consideration factors such as (i) critical-path
timing of construction; and (ii) geographic proximity to the
Project site of equipment. If the relevant equipment is
determined by the Project applicant to not be commercially
available, the contractor can confirm this conclusion by
providing letters from at least two rental companies for each
piece of off-road equipment that is at issue.

AIR-2B:

The following measure shall be applied to all development under the
proposed Specific Plan during construction to facilitate the use of electric
landscaping equipment during Project operations:
e Provide electrical outlets on the outside of buildings or in other
accessible areas to facilitate the use of electrically powered
landscape equipment.

Project
Applicant

During
construction

City of
Visalia

AIR-3A:

Prior to future discretionary approval for commercial or commercial
mixed-use projects, the City of Visalia shall evaluate potential health risk

Project
Applicant

Prior to
future
discretionary
approval for

City of
Visalia

impacts from new development proposals for any individual

development projects within 1,000 feet of an existing or planned commercial

sensitive land use (e.g., residential, schools, hospitals, or nursing homes), or

as measured from the property line of the project to the property line of commercial

the nearest sensitive use. Such projects shall submit the following to the mixed-use

City of Visalia’s Planning Division: projects
CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-9
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Mitigation Measure

Party
responsible for
Implementing
Mitigation

Timing

Party
responsible
for
Monitoring

Verification

(name/
date)

A Health Risk Prioritization Screening Analysis or a Health Risk
Assessment (HRA) for the project’s potential to expose sensitive
receptors to elevated levels of TACs during project construction and
operations prepared in accordance with SJVAPCD guidance. If the HRA
shows that the incremental health risks exceed their respective
thresholds, as established by the SJVAPCD at the time a project is
considered, the project applicant shall be required to identify and
incorporate commercially feasible mitigation including appropriate
enforcement mechanisms to reduce risks to an acceptable level.

Biological Resources

BIO-1: Protect Sanford’s arrowhead

If the Project will impact Modoc Ditch, Mosquito Creek — Cross
Creek, or the unnamed canal, a qualified biologist shall conduct
a pre-construction survey of the feature(s) to be impacted on
and within 50 feet of the Project site within the May—October
blooming period of Sanford’s arrowhead. The survey shall be
conducted during the blooming period concurrent with the start
of construction or immediately preceding the start of
construction if construction will be initiated between November
and April. If Sanford’s arrowhead is detected, the qualified
biologist shall establish an exclusion zone of 50 feet between any
population and the area of direct or indirect impacts. If a 50-
foot exclusion zone cannot be established, a site-specific plan to
minimize the potential for Project activities to affect individual
plants shall be developed by the qualified biologist and
implemented in consultation with the CDFW. Such a plan could
involve salvaging and relocating affected plants.

Project
Applicant

Prior to
issuance of
grading or

building

permits

City of
Visalia and
CDFW

CITY OF VISALIA | Crawford & Bowen Planning, Inc.
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Par_tbyl ¢ ParthI Verification
e responsible for L responsible
M M T
itigation Measure Implementing iming for (r;ame/
Mitigation Monitoring ate)
BIO-2: Protect burrowing owl Project Prior to City of
) Applicant issuance of Visalia and
Conduct focused burrowing owl surveys to assess the grading or CDFW
presence/absence of burrowing owl in accordance with the Staff building
Report on Burrowing Owl Mitigation® and Burrowing Owl Survey permits
Protocol and Mitigation Guidelines.> These involve conducting
four pre-construction survey visits.
If a burrowing owl or sign of burrowing owl use (e.g., feathers,
guano, pellets) is detected on or within 500 feet of the Project
site, and the qualified biologist determines that Project activities
would disrupt the owl(s), a construction-free buffer, limited
operating period, or passive relocation shall be implemented in
consultation with the CDFW.
BIO-3: Protect nesting Swainson’s hawks Project Prior to City of
_ ) Applicant issuance of | Visalia and
To ’Fhe extent. practicable, cons.tructlon shall !oe scheduled to grading or CDFW
avoid the Swainson’s hawk nesting season, which extends from building
March through August. permits

If it is not possible to schedule construction between September
and February, a qualified biologist shall conduct surveys for
Swainson’s hawk in accordance with the Swainson’s Hawk

1 California Department of Fish and Game (CDFG). 2012. Staff Report on Burrowing Owl Mitigation. State of California Natural Resources Agency. March 7, 2012. 34 pp.

2 California Burrowing Owl Consortium (CBOC). 1997. Burrowing Owl Survey Protocol and Mitigation Guidelines. Pages 171-177, in Lincer, J. L. and K. Steenhof (editors). 1997. The
Burrowing Owl, its Biology and Management. Raptor Research Report Number 9.
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Technical Advisory Committee’s Recommended Timing and
Methodology for Swainson’s Hawk Nesting Surveys in
California’s Central Valley.® These methods require six surveys,
three in each of the two survey periods, prior to project
initiation. Surveys shall be conducted within a minimum 0.5-
mile radius around the Project site.
If an active Swainson’s hawk nest is found within 0.5 miles of the
Project site, and the qualified biologist determines that Project
activities would disrupt the nesting birds, a construction-free
buffer or limited operating period shall be implemented in
consultation with the CDFW.
BlO-4: Compensate for loss of Swainson’s hawk foraging habitat Project Prior to City of
Applicant issuance of Visalia and
Compensate for loss of Swainson’s hawk foraging habitat (i.e., grading or CDFW
the fallow fields on the Project site) in accordance with the building
CDFW Staff Report Regarding Mitigation for Impacts to permits

Swainson’s Hawks (Buteo swainsoni) in the Central Valley of
California.* The CDFW requires that projects adversely affecting
Swainson’s hawk foraging habitat provide Habitat Management
(HM) lands to the department. Projects within 1 mile of an
active nest shall provide one acre of HM lands for each acre of
development authorized (1:1 ratio). Projects within 5 miles of

3 Swainson’s Hawk Technical Advisory Committee (SWTAC). 2000. Recommended Timing and
Methodology for Swainson’s Hawk Nesting Surveys in California’s Central Valley. 5 pages.

4 California Department of Fish and Game (CDFG). 1994. Staff Report Regarding Mitigation for Impacts to Swainson’s Hawk (Buteo swainsoni) in the Central Valley of California.
California Nongame Bird and Mammal Section Report #94.18.
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an active nest but greater than 1 mile from the nest shall provide
0.75 acres of HM lands for each acre of urban development
authorized (0.75:1 ratio). And projects within 10 miles of an
active nest but greater than 5 miles from an active nest shall
provide 0.5 acres of HM lands for each acre of urban
development authorized (0.5:1 ratio). No compensation is
required if an active nest is not found within 10 miles of the
Project site.

BIO-5:

Protect nesting birds

To the extent practicable, construction shall be scheduled to
avoid the nesting season, which extends from February through
August.

If it is not possible to schedule construction between September
and January, pre-construction surveys for nesting birds shall be
conducted by a qualified biologist to ensure that no active nests
will be disturbed during the implementation of the Project. A
pre-construction survey shall be conducted no more than 14
days prior to the initiation of construction activities. During this
survey, the qualified biologist shall inspect all potential nest
substrates in and immediately adjacent to the impact areas. If
an active nest is found close enough to the construction area to
be disturbed by these activities, the qualified biologist shall
determine the extent of a construction-free buffer to be
established around the nest. If work cannot proceed without
disturbing the nesting birds, work may need to be halted or
redirected to other areas until nesting and fledging are

Project
Applicant

Prior to
issuance of
grading or

building

permits

City of
Visalia and
CDFW
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completed or the nest has otherwise failed for non-construction
related reasons.
Cultural Resources
CUL-1: In the event that historical or archaeological cultural resources Project During City of
are discovered during project-related activities or Applicant construction Visalia

decommissioning, operations shall stop within 100 feet of the
find, and a qualified archeologist shall determine whether the
resource requires further study. The qualified archaeologist shall
determine the measures that shall be implemented to protect
the discovered resources including, but not limited to,
excavation of the finds and evaluation of the finds in accordance
with § 15064.5 of the CEQA Guidelines. Measures may include,
but are not limited to, avoidance, preservation in-place,
recordation, additional archaeological resting, and data
recovery, among other options. Any previously undiscovered
resources found during project-related activities within the
project area shall be recorded on appropriate Department of
Parks and Recreation forms and evaluated for significance. No
further ground disturbance shall occur in the immediate vicinity
of the discovery until approved by the qualified archaeologist.
The Lead Agency, along with other relevant or tribal officials,
shall be contacted upon the discovery of cultural resources to
begin coordination on the disposition of the find(s). Treatment
of any significant cultural resources shall be undertaken with the
approval of the Lead Agency.
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CUL-2: In order to ensure that the proposed Project does not impact Project Prior to City of

buried human remains during Project construction, the Project Applicant issuance of Visalia

proponent shall be responsible for on-going monitoring of any grading

Project construction. Prior to the issuance of any grading permit, permit and

the Project proponent shall provide the City with documentation ongoing

identifying construction personnel that will be responsible for during

on-site monitoring. If buried human remains are encountered construction

during construction, further excavation or disturbance of the
site or any nearby area reasonably suspected to overlie adjacent
remains shall be halted until the Tulare County coroner is
contacted and the coroner has made the determinations and
notifications required pursuant to Health and Safety Code
Section 7050.5. If the coroner determines that Health and Safety
Code Section 7050.5(c) require that he give notice to the Native
American Heritage Commission, then such notice shall be given
within 24 hours, as required by Health and Safety Code Section
7050.5(c). In that event, the NAHC will conduct the notifications
required by Public Resources Code Section 5097.98. Until the
consultations described below have been completed, the
landowner shall further ensure that the immediate vicinity,
according to generally accepted cultural or archaeological
standards or practices where Native American human remains
are located, is not disturbed by further development activity
until the landowner has discussed and conferred with the Most
Likely Descendants on all reasonable options regarding the
descendants' preferences and treatments, as prescribed by
Public Resources Code Section 5097.98(b). The NAHC will
mediate any disputes regarding treatment of remains in
accordance with Public Resources Code Section 5097.94(k). The
landowner shall be entitled to exercise rights established by

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-15
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Public Resources Code Section 5097.98(e) if any of the
circumstances established by that provision become applicable.
Geology & Soils
GEO-1  In order to reduce on-site erosion due to project construction and Project Prior to City of
operation, an erosion control plan and Storm Water Pollution Applicant issuance of Visalia
Prevention Plan (SWPPP) shall be prepared for the site preparation, grading
construction, and post-construction periods by a registered civil permits

engineer or certified professional. The erosion control plan shall
incorporate best management practices consistent with the
requirements of the National Pollution Discharge Elimination System
(NPDES). The erosion component of the plan must at least meet the
requirements of the SWPPP required by the Central Valley RWQCB.
If earth disturbing activities are proposed between October 15 and
April 15, these activities shall be limited to the extent feasible to
minimize potential erosion related impacts. Additional erosion
control measures may be implemented in consultation with the City
of Visalia. Prior to the issuance of any permit, the Project proponent
shall submit detailed plans to the satisfaction of the City of Visalia.
The components of the erosion control plan and SWPPP shall be
monitored for effectiveness by the City of Visalia. Erosion control
measures may include, but not be limited to, the following:

i. Limit disturbance of soils and vegetation disturbance
removal to the minimum area necessary for access and
construction;

ii. Confine all vehicular traffic associated with construction
to the right-of-way of designated access roads;

iii. Adhere to construction schedules designed to avoid
periods of heavy precipitation or high winds;

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-16
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iv. Ensure that all exposed soil is provided with temporary
drainage and soil protection when construction activity
is shut down during the winter periods; and

v. Inform construction personnel prior to construction and
periodically  during  construction activities of
environmental concerns, pertinent laws and
regulations, and elements of the proposed erosion
control measures.

GEO -2

The project proponent shall retain a registered geotechnical
engineer to prepare a design level geotechnical analysis prior to
the issuance of any grading and/or building permit. The design-
level analysis shall address site preparation measures and
foundation design requirements of the project. The design-level
analysis shall be prepared to the satisfaction of the City of
Visalia. Final design-level project plans shall be designed in
accordance with the approved geotechnical analysis. This shall
include certification of engineered fills and subgrade
preparation through monitoring of earthwork and compaction
testing by a geotechnical engineer during construction.

Project
Applicant

Prior to
issuance of
grading or

building

permits

City of
Visalia

Hazards & Hazardous Materials

HAZ-1

Prior to the issuance of grading or building permits, the Project
proponent shall conduct a subsurface investigation of the
Project site to evaluate the potential for elevated residual
concentrations of agricultural chemicals on the site. If remedial
action is required, the Project will be responsible for cleanup and
any remedial actions. For portions of the project site where

Project
Applicant

Prior to
issuance of
grading or

building

permits

City of
Visalia
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there is known contamination, a project specific site
management plan should be prepared under the oversight of
the Water Board and/or DTSC, as appropriate.

The plan shall include measures for identifying, testing, and
managing soil and groundwater suspected of or known to
contain hazardous materials.

The plan shall: (1) provide procedures for evaluating, handling,
storing, testing, and disposing of soil and groundwater during
project excavation and dewatering activities, respectively; (2)
describe required worker health and safety provisions for all
workers potentially exposed to hazardous materials in
accordance with State and federal worker safety regulations;
and (3) designate personnel responsible for implementation of
the plan.

For sites with potential residual contamination that are planned
for development with an occupied building, a vapor intrusion
assessment shall be performed by a licensed environmental
professional. If the results of the vapor intrusion assessment
indicate the potential for significant vapor intrusion into an
occupied building, project design shall include vapor controls or
source removal, as appropriate, in accordance with regulatory
agency requirements. Soil vapor mitigations or controls could
include vapor barriers, passive venting, and/or active venting
Evidence of compliance shall be submitted to the City of Visalia
department of Community Development Department.
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HAZ -2 Prior to the issuance of grading or building permits, the Project Project Prior to City of
proponent or contractor shall provide a site plan that clearly Applicant issuance of Visalia
delineates the locations of all known oil wells. A copy of the map grading or
shall be submitted to the California Department of building
Conservation, Geologic Energy Management Division (CalGEM) permits
for review and evaluation. The Project proponent will work with
CalGEM to implement any remedial actions that may result from
CalGEM'’s review of the on-site abandoned well. Evidence of
compliance shall be submitted to the City of Visalia department
of Community Development Department. In addition, the
Project proponent shall include information about any
abandoned wells within the Project site in the Tulare County
Recorder’s title information of the Project site.

HAZ-3 In the event that abandoned or unrecorded wells are uncovered Project During City of
or damaged during excavation or grading activities, all work shall Applicant grading and Visalia
cease in the vicinity of the well, and the California Department construction
of Conservation, Geologic Energy Management Division activities
(CalGEM) shall be contacted for requirements and approval.

CalGEM may determine that remedial plugging operations may
be required. Copies of said approvals shall be submitted to the
City of Visalia Community Development Department

Noise

NOI - 1: Prior to issuance of building permits for development within the Project Prior to City of
Neighborhood Commercial Zone, the City of Visalia will Applicant issuance of Visalia
determine if a detailed acoustical study shall be prepared by a building
certified professional to document potential impacts to onsite permits

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-19
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and offsite noise-sensitive land uses (as determined by the City
of Visalia’s General Plan and Municipal Code thresholds). When
specific uses within the Neighborhood Commercial Zone are
proposed that could result in a noise-related conflict between a
commercial or other stationary noise source and existing or
proposed noise-sensitive receptor, an acoustical analysis shall
be required by the City of Visalia that quantifies Project-related
noise levels and recommends appropriate mitigation measures
to achieve compliance with the City’s noise standards. Potential
impacts in exceedance of the City of Visalia’s standards shall
require incorporation of mitigation such as increased setbacks,
sound walls, equipment enclosures, site design, and enhanced
building materials to reduce impacts to levels below the City of
Visalia standards. Development that cannot incorporate
mitigation to reduce impacts to acceptable City of Visalia
standards shall not be approved. Evidence of compliance with
this mitigation measure shall be provided to the City of Visalia
prior to issuance of building permits.

NOI - 2:

For Project components involving new sensitive receptors
(residential land uses) within the cumulative 65 dB Ldn noise
contours of adjacent roadway segments (Avenue 320, Shirk
Road, Riggin Avenue, and Akers Street as identified in Table
3.13-12), the City of Visalia will require construction of block
walls to achieve noise attenuation to below the City’s noise
thresholds. The City of Visalia Design and Improvement
Standards provide guidelines and standards for the construction
of block walls, within the City of Visalia. Standard wall heights
permitted by the City of Visalia range between 6-foot to 7- foot

Project
Applicant

Prior to
issuance of
grading or

building

permits

City of
Visalia
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in height. Depending on the height and geometric relationship
between the roadway and the receiver location, walls of this
height range would be typically expected to provide between
approximately 5-6 dB of noise attenuation. While specific wall
height requirements would generally be determined once final
lot layout designs and elevations are known, wall heights of up
to 7 feet will be sufficient to mitigate traffic noise within all
proposed residential land uses, to below the City’s acceptable
maximum allowed noise exposure levels. Evidence of
compliance with this mitigation measure shall be provided to
the City of Visalia prior to issuance of building permits.

NOI - 3:

For the proposed drive-through car wash facility in the Mixed
Use Commercial Zone, the Project shall implement an IDC 100
horsepower Predator Blower System running at 55Hz with a 10’
wall with AcoustiBlok lining. Evidence of compliance with this
mitigation measure shall be provided to the City of Visalia prior
to issuance of occupancy permits.

Project
Applicant

Prior to
issuance of
building
permits

City of
Visalia

NOI - 4:

Bus movements occurring off public roadways (but on school
campus) shall not occur within ninety feet of any residential
outdoor activity area. Evidence of compliance with this
mitigation measure shall be provided to the City of Visalia prior
to issuance of building permits.

Project
Applicant

Prior to
issuance of
building
permits

City of
Visalia

Transportation
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TRA-1: Project Prior to City of
Prior to issuance of building permits, the Project shall pay into the City of Applicant issu?n(?e of Visalia
Visalia’s Transportation Impact Fee (TIF) program. The TIF amount will be bU|Id|r1g
calculated based on the City’s adopted fee schedule in place at the time permits
of the application of building permits. This will be itemized and enforced
through conditions of approval or a development agreement, at the
discretion of the City.

TRA-2: Project Prior to City of
Prior to the issuance of building permits, the Project will be responsible Applicant issu?n(?e of Visalia
for paying its pro-rata fair share cost percentages and/or constructing bU|Id|‘ng
the recommended on-site improvements and site-adjacent permits
improvements identified in Tables 3.17-11, 3.17-15 and 3.17-16, subject
to reimbursement for the costs that are in excess of the Project’s
equitable responsibility as determined by the City. This will be itemized
and enforced through conditions of approval or a development
agreement, at the discretion of the City.

TRA-3: Project Prior to City of
Prior to the issuance of construction or building permits, the Project Applicant issuance _Of Visalia
developer shall: constr.uc'.uon

Prepare and submit a Construction Traffic Control Plan to City of or b”"‘?'t'”g
Visalia, as appropriate, for approval. The Construction Traffic Control permits
Plan shall be prepared in accordance with both the California
Department of Transportation Manual on Uniform Traffic Control
Devices and Work Area Traffic Control Handbook and shall include,
but not be limited to, the following issues:
a. Timing of deliveries of heavy equipment and building materials;
CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-22
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b. Directing construction traffic with a flag person;

c. Placing temporary signing, lighting, and traffic control devices if
required, including, but not limited to, appropriate signage
along access routes to indicate the presence of heavy vehicles
and construction traffic;

d. Ensuring access for emergency vehicles to the project site;

e. Temporarily closing travel lanes or delaying traffic during
materials delivery, transmission line stringing activities, or any
other utility connections;

f. Maintaining access to adjacent property; and,

g. Specifying both construction-related vehicle travel and oversize
load haul routes, minimizing construction traffic during the AM
and PM peak hour, distributing construction traffic flow across
alternative routes to access the project sites, and avoiding
residential neighborhoods to the maximum extent feasible.

Tribal Cultural Resources

TRI-1: Prior to any ground disturbance, a surface inspection of the site Project Prior to City of
shall be conducted by a Tribal Monitor. The Tribal Cultural Staff Applicant ground Visalia
shall monitor the site during grading activities. The Tribal Staff disturbance
shall provide pre-project-related information to supervisory
personnel and any excavation contractor, which will include
information on potential cultural material finds and on the
procedures to be enacted if resources are found. Prior to any
ground disturbance, the applicant shall offer the Santa Rosa
Indian Community of the Santa Rosa Rancheria the opportunity
to provide a Native American Monitor during ground-disturbing
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activities. Tribal participation would be dependent upon the
availability and interest of the tribe.

TRI-2: In the event that historical or archaeological cultural resources Project Ongoing City of
are discovered during project-related activities or Applicant Visalia
decommissioning, operations shall stop within 100 feet of the
find, and a qualified archeologist shall determine whether the
resource requires further study. The qualified archaeologist shall
determine the measures that shall be implemented to protect
the discovered resources including, but not limited to,
excavation of the finds and evaluation of he finds and evaluation
of the finds in accordance with § 15064.5 of the CEQA
Guidelines. Measures may include avoidance, preservation in-
place, recordation, additional archaeological resting, and data
recovery, among other options. Any previously undiscovered
resources found during project-related activities within the
project area shall be recorded on appropriate CA Department of
Parks and Recreation forms and evaluated for significance. No
further ground disturbance shall occur in the immediate vicinity
of the discovery until approved by the qualified archaeologist.
The Lead Agency, along with other relevant or tribal officials,
shall be contacted upon the discovery of cultural resources to
begin coordination on the disposition of the find(s). Treatment
of any significant cultural resources shall be undertaken with the
approval of the Lead Agency.

TRI-3: Upon coordination with the Lead Agency, any archaeological Project Ongoing City of
artifacts recovered shall be donated to an appropriate tribal Applicant Visalia

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-24
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custodian or a qualified scientific institution where they would
be afforded applicable cultural resources laws and guidelines.
TRI-4: If human remains are discovered during project-related Project Ongoing City of
activities or operational activities, further excavation or Applicant Visalia

disturbance shall be prohibited pursuant to Section 7050.5 of
the California Health and Safety Code. The specific protocol,
guidelines, and channels of communication outlined by the
Native American Heritage Commission, in accordance with
Section 7050.5 of the Health and Safety Code, Section 5097.98
of the Public Resources Code (Chapter 1492, Statutes of 1982,
Senate Bill 297), and Senate Bill 447 (Chapter 44, Statutes of
1987) shall be followed. Section 7050.5(c) shall guide the
potential Native American involvement, in the event of
discovery of human remains, at the direction of the County
Coroner.

CITY OF VISALIA | Crawford & Bowen Planning, Inc. ES-25



Chapter |

INTRODUCTION



Carleton Acres Specific Plan EIR | Chapter 1

This Environmental Impact Report (EIR or Draft EIR) has been prepared on behalf of the City of
Visalia (City) in accordance with the California Environmental Quality Act (CEQA). This chapter
outlines the purpose of and overall approach to the preparation of the EIR for the proposed
Project. The Project Applicant is proposing a Specific Plan to develop approximately 507-acres of
land into a mixed-use development. The Project will feature a variety of uses including single-
family residential, multi-family housing, commercial, educational, and parks/trails facilities. The
proposal features several different types of housing for a total of up to 3,262 residential units and
approximately 35.1 acres (205,000 square feet) of commercial development at buildout. The
proposed Project is in the northern area of the City of Visalia, California and is generally bound
by W. Riggin Avenue to the south, N. Akers Street to the east, N. Shirk Road to the west and
Avenue 320 (W. Kibler Avenue) to the north. The site consists of two parcels, one of which is
within the unincorporated area of Tulare County and the other is within the City; however, the
entire site is within the City’s Urban Growth Boundary and Sphere of Influence. Refer to Chapter

Two — Project Description for the full description of the Project.

An EIR responds to the requirements of CEQA as set forth in Sections 15126, 15175, and 15176 of
the CEQA Guidelines. The Planning Commission and City Council will use the EIR during the
public review process in order to understand the potential environmental implications associated

with implementing the Project.

The City of Visalia, as Lead Agency, determined that the proposed activities constitute a “project”
within the definition of CEQA. The preparation of an EIR is required by CEQA prior to approving
any project that may have a significant impact on the environment. For the purposes of CEQA,
the term "project" refers to the whole of an action, which has the potential for resulting in a direct
physical change or a reasonably foreseeable indirect physical change in the environment (CEQA
Guidelines Section 15378[a]).

This Draft EIR has been prepared according to CEQA requirements to evaluate the potential
environmental impacts associated with the implementation of the proposed Project. The Draft
EIR also discusses alternatives to the Project, and proposes mitigation measures that will offset,
minimize, or otherwise avoid significant environmental impacts. This Draft EIR has been

prepared in accordance with CEQA, California Resources Code Section 21000 et seq.; the

CITY OF VISALIA | Crawford & Bowen Planning, Inc. 1-1
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Guidelines for the California Environmental Quality Act (California Code of Regulations, Title
14, Chapter 3); and the rules, regulations, and procedures for implementing CEQA as adopted by
the City of Visalia.

An EIR must disclose the expected direct and indirect environmental impacts associated with a
project, including impacts that cannot be avoided, growth-inducing effects, impacts found not to
be significant, and significant cumulative impacts, as well as identify mitigation measures and
alternatives to the proposed project that could reduce or avoid its adverse environmental impacts.
CEQA requires government agencies to consider and, where feasible, minimize environmental

impacts of proposed development.

The State CEQA Guidelines identify several types of EIRs, each applicable to different project
circumstances. This EIR has been prepared as a Project-level EIR pursuant to CEQA Guidelines
Section 15161. A Project-level EIR is described in State CEQA Guidelines § 15161 as: “The most
common type of EIR (which) examines the environmental impacts of a specific development
project. This type of EIR should focus primarily on the changes in the environment that would
result from the development project. The EIR shall examine all phases of the project including
planning, construction, and operation. The project-level analysis considers the broad

environmental effects of a proposed project.

The City of Visalia, as the Lead Agency, has prepared this EIR to provide the public and
responsible and trustee agencies with an objective analysis of the potential environmental
impacts resulting from implementation of the proposed Project. The environmental review
process enables interested parties to evaluate the proposed project in terms of its environmental
consequences, to examine and recommend methods to eliminate or reduce potential adverse
impacts, and to consider a reasonable range of alternatives to the project. While CEQA requires
that consideration be given to avoiding adverse environmental effects, the lead agency must
balance adverse environmental effects against other public objectives, including the economic

and social benefits of a project, in determining whether a project should be approved.
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This EIR will be used as the primary environmental document to evaluate all subsequent
planning and permitting actions associated with the Project. This EIR may also be used by other
agencies within the area, including the Air District, which may use this EIR during the permitting

process.

1.4 Known Responsible and Trustee Agencies

The term “Responsible Agency” includes all public agencies other than the Lead Agency that
have discretionary approval power over the project or an aspect of the project (CEQA Guidelines
Section 15381). For the purpose of CEQA, a “Trustee” agency has jurisdiction by law over natural
resources that are held in trust for the people of the State of California (CEQA Guidelines Section
15386). The Project may require permits and approvals from Trustee and Responsible Agencies,

which may include, but not be limited, to the following:

e Tulare County LAFCO (annexation)

e San Joaquin Valley Air Pollution Control District — approval of construction and/or
operational air quality permits

e Regional Water Quality Control Board (Storm Water Pollution Control Plan)

1.5 Environmental Review Process

The review and certification process for the EIR has involved, or will involve, the following

general procedural steps:

Notice of Preparation

The City of Visalia circulated a Notice of Preparation (NOP) of an EIR for the proposed project
from May 20, 2021 through June 21, 2021 to trustee and responsible agencies, the State
Clearinghouse (SCH #2021050418), and the public. Following publication of the original NOP,
changes were made to the proposed Project that consisted of an increase in commercial acreage
(from 14.7 acres to 35.1 acres) and a reduction in residential units (from 3,368 units to 3,262 units).
Therefore, the Project’s NOP was re-circulated from June 2, 2022 through July 5, 2022.

Six agency comments on the NOP related to the EIR analysis were presented or submitted during
the public review period (June 2 - July 5, 2022). The NOP and written comments provided to the
City during the 30-day public review period for the NOP are presented in Appendix A. NOP

comment letters are summarized as follows:
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¢ CA Department of Conservation — Geologic Energy Management Division (June 6,
2022): Identified a previous properly abandoned oil or gas well on the site. The
Department provided additional guidance on the proper handling of the well. Refer

to Section 3.9 — Hazards and Hazardous Materials for further information.

e CA Department of Fish & Wildlife (July 11, 2022): Identified potential species in the
project area and provided recommendations on handling of such species. Refer to

Section 3.4 — Biological Resources for more information.

e CA Department of Conservation — Division of Land Resource Protection (June 14,
2022): Identified potential farmland impacts due to loss of agricultural lands on the
site. Provided suggestions for mitigation for the loss of agricultural lands. Refer to

Section 3.2 — Agriculture and Forestry Resources for more information.

¢ Native American Heritage Commission (June 8, 2022): Identified the applicable tribal
consultation guidelines and requirements associated with the Project. Refer to Section

3.18 — Tribal Cultural Resources for more information.

e San Joaquin Valley Air Pollution Control District (June 22, 2022): Identified the
District’s applicable guidelines and requirements associated with air emissions from
construction and operation of the Project. Refer to Section 3.3 — Air Quality for more

information.

e California Department of Transportation (Caltrans) (June 2, 2022): Identified
requirements and expectations of the Project traffic impact study. Provided additional
information to support the study analysis. Refer to Section 3.17 — Transportation for

more information.

This document constitutes the Draft EIR. The Draft EIR contains a description of the project,
description of the environmental setting, identification of the project’s direct and indirect impacts
on the environment, and mitigation measures for impacts found to be significant, as well as an
analysis of project alternatives, identification of significant irreversible environmental changes,

growth-inducing impacts, and cumulative impacts. This Draft EIR identifies issues determined
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to have no impact or a less than significant impact, and provides detailed analysis of potentially
significant and significant impacts. Comments received in response to the NOP were considered
in preparing the analysis in this EIR. Upon completion of the Draft EIR, the City of Visalia will
file the Notice of Completion (NOC) with the State Clearinghouse of the Governor’s Office of

Planning and Research to begin the public review period.

Public Notice/Public Review

Concurrent with the NOC, the City of Visalia will provide a public notice of availability for the
Draft EIR, and invite comment from the general public, agencies, organizations, and other
interested parties. Consistent with CEQA requirements, the review period for this Draft EIR is
forty-five (45) days. Public comment on the Draft EIR will be accepted in written form. All

comments or questions regarding the Draft EIR should be addressed to:

Brandon Smith, Principal Planner
City of Visalia

315 E. Acequia Avenue

Visalia, CA 93291

Brandon.smith@visalia.city

Responses to Comments/Final EIR

Following the public review period, a Final EIR will be prepared. The Final EIR will respond to
written comments received during the public review period and to oral comments during such

review period.

Entitlement Procedures / Certification of the EIR / Project Consideration

The City of Visalia will be the Lead Agency for the proposed Project, pursuant to the California
Environmental Quality Act (CEQA). The Project will require the following approvals from the
City of Visalia:

Specific Plan
e Certification of the Project EIR

e Approval of the Final Specific Plan
e Approval of a Master Tentative Tract Map
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e Approval of a Development Agreement
e Approval of a General Plan Amendment

e Approval of Zone Changes

Individual Projects Within the Specific Plan

e Approval of a Lot Line Adjustment to reflect the various stages of the Project
(ministerial)

e Approval of Tentative Tract Maps

¢ Amendments to the Specific Plan, if necessary

e Site Plan Review

e Issuance of Grading / Building Permits (ministerial)

e Public street dedications

¢ One or more Conditional Use Permits for anticipated uses including, but not limited to a

Costco retail store, gas station and car wash

Prior to taking action to approve the project, the City of Visalia will review and consider the Final
EIR. If the City finds that the Final EIR is "adequate and complete," the City Council may certify
the Final EIR in accordance with CEQA. As set forth by CEQA Guidelines Section 15151, the
standards of adequacy require an EIR to provide a sufficient degree of analysis to allow decisions
to be made regarding the proposed project that intelligently take account of environmental

consequences.

Upon review and consideration of the Final EIR, the City Council may take action to approve,
revise, or reject the project. A decision to approve the proposed project, for which this EIR
identifies significant environmental effects, must be accompanied by written findings in
accordance with State CEQA Guidelines Sections 15091 and 15093. A Mitigation Monitoring and
Reporting Program (MMRP) would also be adopted in accordance with Public Resources Code
Section 21081.6(a) and CEQA Guidelines Section 15097 for mitigation measures that have been
incorporated into or imposed upon the project to reduce or avoid significant effects on the
environment. The Mitigation Monitoring and Reporting Program will be designed to ensure that
these measures are carried out during project implementation, in a manner that is consistent with
the EIR.

Sections 15122 through 15132 of the State CEQA Guidelines identify the content requirements for

Draft and Final EIRs. An EIR must include a description of the environmental setting, an
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environmental impact analysis, mitigation measures, alternatives, significant irreversible
environmental changes, growth-inducing impacts, and cumulative impacts. Discussion of the
environmental issues addressed in the Draft EIR was established through review of
environmental and planning documentation developed for the project, environmental and
planning documentation prepared for recent projects located within the City of Visalia, and

responses to the NOP. This Draft EIR is organized in the following manner:

Executive Summary

The Executive Summary summarizes the characteristics of the proposed project, known areas of
controversy and issues to be resolved, and provides a concise summary matrix of the project’s
environmental impacts and possible mitigation measures. This chapter identifies alternatives that

reduce or avoid at least one significant environmental effect of the proposed project.

Chapter 1.0 - Introduction

Chapter 1.0 briefly describes the proposed project, the purpose of the environmental evaluation,
identifies the lead, trustee, and responsible agencies, summarizes the process associated with
preparation and certification of an EIR, identifies the scope and organization of the Draft EIR, and

summarizes comments received on the NOP.

Chapter 2.0 — Project Description

Chapter 2.0 provides a detailed description of the proposed project, including the location, intended
objectives, background information, the physical and technical characteristics, including the
decisions subject to CEQA, subsequent projects and activities, and a list of related agency action

requirements.

Chapter 3.0 — Environmental Setting, Impacts and Mitigation Measures

Chapter 3.0 contains an analysis of environmental topic areas as identified below. Each subchapter

addressing a topical area is organized as follows:

Environmental Setting. A description of the existing environment as it pertains to the topical area.
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Regulatory Setting. A description of the regulatory environment that may be applicable to the

project.

Impacts and Mitigation Measures. Identification of the thresholds of significance by which impacts
are determined, a description of project-related impacts associated with the environmental topic,
identification of appropriate mitigation measures, and a conclusion as to the significance of each

impact.

The following environmental topics are addressed in this Draft EIR:

e Aesthetics

¢ Agriculture and Forestry Resources
¢ Air Quality

¢ Biological Resources

e Cultural Resources

¢ Energy

* Geology and Soils

¢ Greenhouse Gas Emissions

e Hazards and Hazardous Materials
¢ Hydrology and Water Quality

¢ Land Use and Planning

® Mineral Resources

¢ Noise

¢ Population and Housing

e Public Services

® Recreation

¢ Transportation and Traffic

¢ Tribal Cultural Resources

» Utilities and Services

»  Wildfire

Chapter 4.0 — Project Alternatives

Chapter 4.0 provides a comparative analysis between the merits of the proposed project and the

selected alternatives. State CEQA Guidelines Section 15126.6 requires that an EIR describe a range
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of reasonable alternatives to the project, which could feasibly attain the basic objectives of the project

and avoid and/or lessen any significant environmental effects of the project.

Chapter 5.0 - Other CEQA-Required Topics

Chapter 5.0 evaluates and describes the following CEQA required topics: growth-inducing effects,
significant and irreversible effects, significant and unavoidable impacts, substantial adverse effects
on protected fish, wildlife, and plant species, substantial adverse effects on human beings, and effects

not found to be significant.

Chapter 6.0 — Report Preparers

Chapter 6.0 lists all authors and agencies that assisted in the preparation of the Draft EIR, by name,

title, and company or agency affiliation.

Appendices

This section includes the NOP and responses to the NOP in addition to biological, cultural,
hydrology, air quality/GHG, noise and traffic technical studies.

Incorporation by Reference

In compliance with CEQA Guidelines Section 15150, this Draft EIR has incorporated by reference
the Visalia General Plan Update - Environmental Impact Report, adopted October 14, 2014 (State
Clearinghouse #2010041078). That document is available for review at the City of Visalia, 315 E.
Acequia Avenue, Visalia, CA 93291.
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Project Description

2.1 Project Location and Surrounding Land Use

The proposed Carleton Acres Specific Plan Project (referred to herein as the “Project” or
“proposed Project”) is located on approximately 507-acres in the northern area of the City of
Visalia, California and is generally bound by W. Riggin Avenue to the south, N. Akers Street to
the east, N. Shirk Road to the west and Avenue 320 (W. Kibler Avenue) to the north. The site is
comprised of two parcels: APN 077-100-088 and APN 077-100-105. APN 077-100-088 consists of
approximately 478 acres and is within an unincorporated area of Tulare County while APN 077-
100-105 consists of approximately 29.3 acres and is within the City limits of Visalia. The entire site
is within the Urban Growth Boundary (UGB) and Sphere of Influence (SOI) of the City of Visalia
and the site has historically been used for agricultural purposes. However, the site has been
designated by the City’s General Plan for residential, commercial, public/institutional and
park/recreation uses. Refer to Figure 2-1: Regional Location Map, Figure 2-2: City Boundary Map,
Figure 2-3: Existing Land Use Designations, and Figure 2-4: Aerial Site Vicinity Map.

The proposed Project site is located in a developing area planned as part of the City of Visalia.
Currently, Ridgeview Middle School is located adjacent to and west of Akers Street and would
abut the proposed Project site. In addition, the City is currently planning a new high school that
will be constructed adjacent to and west of Ridgeview Middle School and would be surrounded
by the proposed Project to the north, west and south. Land uses of adjacent parcels surrounding

the Project site are as follows:

Surrounding Land Uses

Location Existing Land
Use

North Dairy Farm /

Agriculture

South Residential /

Church / Water
Storage Tank

West Dairy Farm /
Agriculture
East Agriculture
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Figure 2-1
Regional Location Map
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Figure 2-2
City Boundary Map
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Figure 2-3
Existing General Plan Land Use Map

General Plan

Agriculture

Business Research Park
Conservation

Commercia Mixed Use
Commercial Neighborhood

Commercial Regional l_

Commercial Service

By Downtown Mixed Use
Industrial

Light Industrial

Existing
Ridgeview . Office i ==

Middle School

Public Institutional
Parks/Recreation
Reserve

Residential High Density
Ave 312

Residential Low Density

Residential Medium Density

Residential Very Low Density

Project Site || L_- i

CITY OF VISALIA | Crawford & Bowen Planning, Inc. 2-4




Carleton Acres Specific Plan EIR | Chapter 2

Figure 2-4
Aerial Site Vicinity
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The Project Applicant is proposing a Specific Plan to develop approximately 507-acres of land
into a mixed-use development. The Project will feature a variety of uses including single-family
residential, multi-family housing, commercial, educational, and parks/trails facilities. The
proposed Project components are described below. Refer also to Table 2-1: Summary of Proposed

Land Uses and Figure 2-5: Site Layout Plan.
Residential

The proposal features several different types of housing for a total of up to 3,262 residential units

at buildout which is broken down as follows:

¢ Low Density Residential: Up to 1,592 units
¢ Medium Density Residential: 758 units
e High Density Residential: 912 units

It should be noted that the number of proposed units for low density residential portion of the
development is currently proposed to include a maximum of 1,592 units, which may be lower
depending on final configuration of the lots. In addition, the 13.0 acres currently shown in Figure
2-5 for a new elementary school could potentially be converted to low density residential.
Therefore, for purposes of providing the maximum number of potential residential units, a total
of 65 units was added to the total for both phases (13.0 acres X 5.0 units per acre = 65 units), for a

maximum development potential of 1,592 low density residential units.
Commercial

The proposed Project includes up to 35.1 acres of commercial development in two locations
within the Project for a total of approximately 205,000 square feet of gross leasable commercial
area. The commercial developments will occur in the proposed Mixed Use Commercial Zone and
the Neighborhood Commercial Zone. The maximum size for a single or anchor tenant shall be
170,000 square feet within the Mixed Use Commercial Zone as shown in Figure 2-5. The first
commercial area consists of up to 28.7 acres of Mixed Use Commercial at the intersection of Riggin
Avenue and Shirk Road (Road 92). Anticipated uses at this location will include development
consisting of a Costco, gas station, car wash, drug store, retail, restaurants (including drive-
throughs), and similar uses. The second consists of up to 6.4 acres of Commercial Neighborhood
at the northeast corner of the development. Anticipated uses at this location may include
development such as retail, services and restaurants. The commercial facilities are located to

provide efficient accessibility to residents of the Project and the surrounding areas.
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Other proposed uses include approximately 13.0 acres for a potential site for a future elementary

school,

17.3 gross acres for a drainage basin, and approximately 17.3 acres of

parks/trails/recreational facilities. Various other infrastructure improvements (water, stormwater

and wastewater infrastructure, roadway improvements, and related improvements) will be

required by the Project. Refer to the descriptions of these components later in this Chapter.

The Project is proposed to be built out in two phases as identified in Table 2-1 and as shown in

Figure 2-5. Refer to the subsection titled Visalia Urban Growth Boundary Tiers and Project Phasing

for a description of proposed Project phasing.

Table 2-1
Summary of Proposed Land Uses

Phase 1 Total Park / Number Proposed
Acreage Rec of Units Density
Acreage*
High Density Residential ~15
(APN: 077-100-088) 97 0 146 units/acre
High Density Residential ~15
(APN: 077-100-105) 293 08 440 units/acre
Medium Density Residential 9.1 0.1 91 ~10
units/acre
Low Density Residential 100.9 2.6 505** ~5 units/acre
Commercial Mixed Use 28.7 - N/A -
Phase 1 Total: 177.7 3.5 1,182
Park / Proposed
Phase 2 Total Rec Numl:!er of Density
Acreage A " Units
creage
. . . . 0.2 ~15
High Density Residential 21.7 326 .
units/acre
. . . . 3.4 ~10
Medium Density Residential 66.7 667 .
units/acre
Low Density Residential 204.5 9.0 1,022** ~5 units/acre
Commercial Neighborhood 6.4 0.3 N/A -
Basin 17.3 - N/A -
Public/Institutional (or LDR)*** 13.0 0.9 N/A (or 65) . ™ ok
units/acre
Phase 2 Total: 329.6 13.8 2,080***
Total for Both Phases: | 507.3 | 17.3 | 3,262

*

Park / Recreation acreage is included within each land use designation’s “total acreage”.

** The number of proposed units for low density residential portion of the development may be lower than 1,592 units
depending on final configuration of the lots.

** Includes 65 units of low density residential in place of the 13.0 acre elementary school.

CITY OF VISALIA | Crawford & Bowen Planning, Inc.
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Visalia Urban Growth Boundary Tiers and Project Phasing

The City of Visalia’s General Plan includes a three-tier system to account for future growth (Tier
1, Tier 2 and Tier 3). Thresholds were set on residential permits, commercial square-footage,
industrial square-footage and regional square-footage. Tier 1 currently allows development to
occur within the Tier 1 boundary, while Tiers 2 and 3 can be developed after certain thresholds
are met during/after buildout of Tier 1. Under the City of Visalia’s General Plan Policy LU-P-22,
an approved specific-planned site can be annexed before development is permitted in Tier 2 or
Tier 3. Annexations are reviewed within the context of the regulations and polices in the Cortese-
Knox-Hertzberg Local Governments Reorganization Act of 2000 and the Tulare County Local
Agency Formation Commission Policy and Procedure Manual regarding development and
inventory of existing vacant land designed for urban uses in the City limits. The City of Visalia’s
General Plan Policy LU-P-22 allows the City Council to approve master-planned developments
for sites under single ownership or unified control, which may include developable land within
multiple Tiers. A Development Agreement will be prepared, which is a separate document that
details the overall development, density, phasing, infrastructure needs and financing, as well as
outlines the responsibilities of each party. The Development Agreement and the Master Plan
have a consistent vision with Visalia’s General Plan and the City’s interest in growth through
phasing. Figure 2-6 below identifies the City’s Tier boundaries relative to the Project site.

Figure 2-6
City of Visalia Tier Boundaries
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The Project is proposed to be built out in two phases as identified in Table 2-1 and as shown in
Figure 2-5. Although the exact timing of construction and buildout will be determined by market
conditions, the Project Applicant and the City, it is anticipated that the Project would be built out
over an approximate 15-year period with approximately 100 low-density residential units per
year on average with the remaining buildout to be determined by demand. The Project is

proposed to be generally built out in two phases as follows:
Phase 1

Phase 1 includes all of APN 077-100-105 (29.3 acres) and a portion of APN 077-100-088 (150 acres).
For APN 077-100-105, the site is within the Tier 1 boundary and is currently designated by the
City’s General Plan for High Density Residential. The Project intends to retain this land use

designation and to develop the site as follows:
e 29.3 acres of High Density Residential (440 units)

For APN 077-100-088, Phase 1 development only includes the southern portion of the parcel
(approximately 150 acres) and is included in the Tier 2 boundary. This portion is proposed to be

developed with a variety of uses as follows:

e 9.7 acres of High Density Residential (146 units)
e 9.1 acres of Medium Density Residential (91 units)
e 100.9 acres of Low Density Residential (up to 505 units)

e 28.7 acres of Commercial Mixed Use
For APN: 077-100-088, the Low Density Residential portion will be built first.
Phase 2

Phase 2 includes the northern 329 acres of APN 077-100-088 that is within the Tier 3 boundary.

This portion is proposed to be developed with a variety of uses as follows:

e 21.7 acres of High Density Residential (326 units)

e 66.7 acres of Medium Density Residential (667 units)

e 204.5 acres of Low Density Residential (up to 1,022 units)
e 6.4 acres of Commercial Neighborhood

e 17.3 acres of Basin

e 13.0 acres of Public/Institutional
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The timing of development and installation of infrastructure for Phase 1 and Phase 2 will be

identified in a Development Agreement.
Site Circulation and Access

The overall layout of the proposed Project is block form, with shortened roadway lengths and
cul-de-sacs in order provide limited thru-traffic and to create a walkable urban environment. The
site has been designed with 13 points of ingress and egress. Additional access points will be
provided for the commercial uses that are proposed to occur at the southwest corner of the site
and for the high-density residential development at the northwest corner of the site. The

following is a summary of roadway improvements that will be required:
Arterials

W. Riggin Avenue, N. Shirk Road (Road 92), N. Akers Street (Road 100), and Avenue 320
are classified as arterial roads in the City’s Circulation Element with a right-of-way of 110
feet. The arterials in the Plan Area will include two through-lanes of traffic in each
direction, as well as a left-turn channelization when needed. When applicable, road right-
of-way may be required for improvements at intersections to allow for right turn
movements. Four arterials border the proposed Project with two existing lanes. When
project is fully developed Riggin will have four lanes. N. Shirk Road, N. Akers Street and
Avenue 320 shall have two lanes in one direction and one lane in the opposite direction.
Widening of W. Riggin Avenue, N. Shirk Road and N. Akers Street will be necessary with

right-of-way dedications.
Collectors

Shannon Parkway and N. Roeben Street are designated as collectors and serve to connect
arterial and local roadways within the Plan Area. Shannon Parkway and N. Roeben Street
will feature two lanes of traffic (single lane in each direction) within an 84-foot right-of-

way.
Local Streets

The remaining streets within the Plan Area, including Sedona Avenue, are classified as
local and will be developed to residential street standards. Most local streets within the
Plan Area will have a right of way width of 60 feet. A combination of speed tables and

roundabouts will be used as traffic calming devices.
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The Project will be responsible for construction of internal roadways as well as for potential
improvements to surrounding roadways to accommodate the Project. The Project also includes

improvements and landscaping along the frontage roads and within the site itself.

Infrastructure

The Project will require connection to various City-operated utility and infrastructure systems. These
include City-provided services such as sewer/wastewater, water and stormwater facilities. Non-City-
provided infrastructure includes natural gas (to be provided by Southern California Gas Company)
and electrical services (to be provided by Southern California Edison). The Project will be responsible
for construction of connection points to the City’s existing infrastructure. Proposed infrastructure

improvements for sewer/wastewater, water and stormwater facilities are described below.

Sewer/Wastewater

Sewer/wastewater generated by the Project will be treated by the City’s Water Conservation
Plant. The Project proposes to install and extend all City master planned sewer lines to the extent
determined by the City Engineer per development phasing plans. The system supporting the
proposed development will tie in with the existing sewer system along North Akers Street and
Sedona Avenue. A minimum 8” sanitary sewer main and appurtenances will be extended from
N. Roeben Street, N. Akers Street, N. Shirk Road, Shannon Parkway, and Sedona Avenue. A 36”
sanitary sewer line is proposed along Avenue 320, and a 42” sanitary sewer line is proposed along
Shirk Road. The extension of sewer mains shall comply with the standards established in the

City’s sewer and storm master plan.
Water

Potable water is anticipated to be supplied to the Project by Cal Water. The Project will require
the extension of pipelines to accommodate future growth, including the installation of 12” mains
to connect to the Project Area. A 12” main on Akers Street will be extended north of the Ridgeview
Middle School. A 12”7 main will be extended from Shirk Road to the intersection of Riggin
Avenue. A 12” main located on Riggin Avenue will also be extended from Shirk Road to Roeben
Street. A planned completion of a main on Riggin Avenue to Akers Street will also serve the
Project Area. Major streets around the property will require a 12” main, and interior streets will
require an 8” main. Fire hydrants will be located every 600 feet of linear residential and 500 feet

of linear commercial.
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Stormwater

The stormwater drainage system for the Project will be designed in compliance with City
standards to ensure adequate facilities to serve the Project. The Project will discharge stormwater

runoff through a proposed storm drain system that drains into a proposed drainage basin onsite.

A site survey was conducted to identify the appropriate location of the drainage basin based on
site slopes and other factors. The basin is proposed to be integrated into the western edge of the
Project Area at the northeast corner of Shirk Road and Shannon Parkway. The proposed basin
location is in the lowest elevation of the Project site and is in the natural drainage/low area of the
development. This allows for natural stormwater runoff. The basin is approximately 17.3 gross
acres, 11.4 net acres, with a capacity of 97.8 acre/feet. The 97.8 acre/feet of capacity is in excess of
the 89.69 acre/feet of storage capacity that would be required by the Project. Half of the basin is
proposed to be completed for Phase 1. In addition to serving the proposed development, the
basin will be designed to accommodate storm drainage for the existing Ridgeview Middle School,
the proposed High School, future elementary school, and the City Park at the intersection of
Akers Street and Riggin Avenue. A bioswale will be used to collect storm water from
developments adjacent to the existing Modoc Ditch. The bioswale shall be connected to the
proposed basin. The location of the bioswale adjacent to the bike path trail will enhance the

landscape space.
Proposed infrastructure improvements are identified below, by phase.
Phase 1

1. Extension of 42” sewer trunk line along Shirk from the Shirk and Riggin intersection. The
sewer trunk line is to extend north to Phase 2.

2. Extension of 12” water line from the Shirk and Riggin intersection. The water line is to
extend north to Phase 2.

3. A 10” sanitary sewer main and appurtenances shall be extended from North Roeben
Street, Shannon Parkway, and Sedona Avenue.

4. Extension of 8” water line along Shannon Parkway from Shirk to Roeben.

5. Installation of storm drainage facility. Partial completion of proposed storm basin
located within Phase 2.

6. Installation of improvements along Shirk frontage to Phase 2. Including: 6" tall block wall,
8 wide landscape, 7" wide sidewalk, 5" wide planter, curb/gutter, 6" wide bike lane, 4’
buffer, (2) 12’ travel lanes, median (18 wide) and 12" wide travel lane.

7. Installation of improvements along Riggin from Shirk to where improvements are
already in place near Akers. Including 6’ tall block wall at residential, 7 wide sidewalk,
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5 wide planter, curb/gutter, 6" wide bike lane, 4’ wide buffer, (2) 12’ travel lanes and 18
wide median

Installation of improvements along Sedona at existing roundabout to Shirk. Including: 5’
wide sidewalk, 5" wide planter, curb/gutter, 8 wide parking, (2) 12" wide travel lanes, 8
wide parking, curb/gutter, 5" wide planter, 5" wide sidewalk.

Installation of improvements along Shannon Parkway from Roeben to Shirk. Including:
6’ tall block wall, 9" wide landscape, 6" wide sidewalk, 10" wide planter, curb/gutter, 5’
wide bike lane, 5 wide buffer, 12" wide travel lane, 15" wide median and 12" wide travel
lane.

Installation of improvements along Roeben from Riggin to Shannon Parkway. Including;:
6’ tall block wall, 5" wide planter, 6" wide sidewalk, 6" wide bike trail, 5* wide planter,
curb/gutter, 8" wide parking, 12" wide travel lane, 11" wide median, and 12’ wide travel
lane

Installation of three roundabouts: Shannon Parkway and Roeben, Sedona and Denton,
and Roeben and Sedona.

Phase 2

1.

CITY OF

Extension of 42” sewer trunk line along Shirk to Ave 320.

Extension of 36” sewer trunk line along Ave 320 from Shirk to Akers.

A minimum 10” sanitary sewer main and appurtenances shall be extended Along Pratt
from Shirk to Roeben.

Extension of 12” water line along Shirk to Ave 320., Ave 320 between Shirk & Akers, and
Akers from Shannon Parkway to Ave 320.

Completion of proposed storm basin located within Phase 2.

Installation of improvements along Roeben from Shannon Parkway to Ave.
320. Including: 6’ tall block wall, 5" wide planter, 6" wide sidewalk, 5 wide planter,
curb/gutter, 8 wide parking, 5" wide bike lane, 12" wide travel lane, 11" wide median, 12’
wide travel lane, curb/gutter, 5" wide planter, 6" wide bike trail, 6" wide sidewalk, 5" wide
planter, and 6’ tall block wall.

Installation of improvements along Shirk frontage. Including: 6’ tall block wall, 8 wide
landscape, 7" wide sidewalk, 5" wide planter, curb/gutter, 6" wide bike lane, 4’ buffer, (2)
12’ travel lanes, median (18" wide) and (1) 12" wide travel lane.

Installation of improvements along Shannon Parkway from Roeben to Akers. Including;:
12" wide travel lane, 15" wide median, 12" wide travel lane, 8 wide parking, 5 wide
planter, 6" wide sidewalk, 10" wide ditch access & decomposed granite walking path,
existing 19" wide Modoc Ditch, 12" wide ditch & police access, 18' wide bioswale, 12' wide
class 1 bike trail, 6' wide planter, and 6 tall block wall.

Installation of improvements along Akers to Ave. 320. Including: 6" wide planter, 12" wide
class 1 bike trail, 18' wide bioswale, +/-12" wide ditch & police access, existing 32" wide
Modoc Ditch, +/-10” wide ditch access and walking path, 5" wide planter, curb/gutter, 6’
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wide bike lane, 4" wide buffer, (2) 12’ travel lanes, median (18 wide) and (1) 12’ travel
lane.

10. Installation of improvements on Ave. 320 from Akers to Shirk. Including: 6 tall block wall,
8 landscape, 7" wide sidewalk, 5" wide planter, curb/gutter, 6" wide bike lane, 4" wide
buffer, (2) 12’ travel lanes, median (18 wide) and (1) 12" wide travel lane.

11. Complete the installation of improvements along Shannon Parkway from Roeben to
Shirk. Including: 8' wide parking, curb/gutter, 5' wide planter, 6" wide sidewalk, 10' wide
ditch access & decomposed granite walking path, existing 19' wide Modoc Ditch, 12" wide
ditch & police access, 18' wide bioswale, 12" wide class 1 bike trail, and 6' wide
landscaping.

Parks, Trails and Open Space

The Project will provide a variety of public recreational facilities, including trails within the
development that will be accessible by the public. A Landscaping and Lighting Act Assessment
District shall be formed, prior to recordation of the final map. The purpose is for the maintenance
of the landscaping, fences and/or walls along the public street frontages and open space areas of
the subdivision. The Landscape and Lighting Act Assessment District shall include the
operational and maintenance cost for the street lights within the subdivision and along streets
abutting the subdivision. The Landscape and Lighting Act Assessment District shall include the
provisions for the City to collect payment from the subdivider to cover the estimated cost to
operate and maintain the improvements of the District prior to assessments occurring on the

property tax roll.

Refer to Figure 2-7 for the general location of the proposed recreational facilities, which are
described as follows:

Modoc Greenway: Modoc Ditch is an existing site feature along the northern portion of Akers
and runs east/west through the center of the site. A trail will be installed along the existing Modoc
Ditch. The trail will be located north of Shannon Avenue and the existing Modoc Ditch. Modoc
Greenway will be installed along Akers Street, immediately west of the roadway and the existing
Modoc Ditch. The Greenway will include a Class 1 bike trail with landscaping on either side and
tree clusters will provide shade for the users. The Modoc Greenway will connect to the nearby
basin trail. The trail will provide a route for residents to access school sites, the commercial areas

of the development, and neighborhoods throughout Carleton Acres.

Trails: The network of trails proposed by the Project will provide convenient walking and biking
options for residents to connect throughout Carleton Acres. Modoc Greenway is the main

east/west and north/south trail facility within the development and will serve as a connection
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point for other smaller trails. As described above, Modoc Greenway will be a Class 1 bike trail
with landscaping on either side. Other trails throughout Carleton Acres will be 22" wide (6’

walking & 6’ bike lane with 5" landscaping on each side). These trails are as follows:

e Trail to connect the proposed high school to the future elementary school site (north &
south) within the development.

e Trail to connect the future elementary school to Modoc Greenway to the east.

e Trail along Roeben to connect the proposed high school, to the medium and high density
residential along Riggin and to the commercial center at the northeast corner of Riggin
and Shirk.

e Around the basin, a trail will connect Modoc Greenway to the high-density development

in the northwest corner of the site.

Parks: Parks within residential neighborhoods will range from 0.5 to 1 acre in size. Parks may be
within a neighborhood or be located along the Modoc Greenway. Each park may include an open
grass space, playground, picnic area, barbeque grills, seating, and drinking fountain. Shade trees
will be provided and, where possible, drought-tolerant/native species will be encouraged. Parks

will be located and designed to provide social activities within the development.

In accordance with CEQA Guidelines Section 15124(b), the following are the City of Visalia’s

Project objectives:

. To provide a mixed-use development at pricing appropriate for the market, in a
growing area of the City of Visalia that satisfies the City of Visalia’s policies,
regulations and expectations as defined in the City’s General Plan, Zoning Ordinance
and other applicable plans, documents, and programs adopted by the City.

J To provide a variety of housing opportunities with a range of densities, styles, sizes
and values that will be designed to satisfy existing and future demand for quality
housing in the area.

o To provide a residential development that assists the City in meeting its General Plan
and Housing Element requirements and objectives.

. To provide conveniently-located commercial development to serve north Visalia

residents and the Carleton Acres development in a growing area of the City of Visalia.
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. To provide a sense of community and walkability within the development through
the use of street patterns, parks/open space areas, landscaping and other project

amenities.
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Figure 2-7
Parks/Recreational Facilities Plan
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City of Visalia

The City of Visalia will be the Lead Agency for the proposed Project, pursuant to the California
Environmental Quality Act (CEQA). The Project will require the following approvals from the
City of Visalia:

Specific Plan

e Certification of the Project EIR

e Approval of the Final Specific Plan

e Approval of a Master Tentative Tract Map
e Approval of a Development Agreement

e Approval of a General Plan Amendment

e Approval of Zone Changes

Individual Projects Within the Specific Plan

e Approval of a Lot Line Adjustment to reflect the various stages of the Project
(ministerial)

e Approval of Tentative Tract Maps

¢ Amendments to the Specific Plan, if necessary

e Site Plan Review

e Issuance of Grading / Building Permits (ministerial)

e Public street dedication

¢ One or more Conditional Use Permits for anticipated uses including, but not limited to a

Costco retail store, gas station and car wash
Other Public Agencies Approval and Consultation

The Project will require various permits and/or entitlements from regulatory agencies.
Consultation may be required and the City of Visalia will integrate CEQA review with these
related environmental review requirements. These may include, but not be limited to the

following:

e Tulare County LAFCO (annexation)

e San Joaquin Valley Air Pollution Control District — approval of construction and/or
operational air quality permits

e Regional Water Quality Control Board (Storm Water Pollution Prevention Plan)
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This section of the DEIR identifies potential impacts of the proposed Project on visual character,
scenic resources, views, scenic highways and sources of light and glare. No NOP comment letters

were received pertaining to Aesthetics.
Environmental Setting

Project Site and Surrounding Areas

The proposed Project is located on approximately 507-acres in the northern area of the City of
Visalia, California and is generally bound by W. Riggin Avenue to the south, N. Akers Street to the
east, N. Shirk Road to the west and Avenue 320 (W. Kibler Avenue) to the north. The site is
comprised of two parcels: APN 077-100-088 and APN 077-100-105. APN 077-100-088 consists of
approximately 478 acres and is within an unincorporated area of Tulare County while APN 077-
100-105 consists of approximately 29.3 acres and is within the City limits of Visalia. The entire site
is within the Urban Growth Boundary (UGB) and Sphere of Influence (SOI) of the City of Visalia
and the site has historically been used for agricultural purposes. However, the site has been
designated by the City’s General Plan for residential, commercial, public/institutional and

park/recreation uses.

Visalia is part of the Central Valley province, one of several geomorphic provinces in California.
The Central Valley is in a basin bounded by the Sierra Nevada foothills and mountains to the east
and the Coast Ranges to the west, and is filled with deep layers of sediment from the Sierra
Nevada. The Project site is generally flat and averages approximately 309 feet above mean sea

level. The topography in the area consists of a slight slope to the west / southwest.

The property was observed to be in varying stages of agriculture with the northern half planted
with grapevines (as of July 2022) and the southern half recently disked. The proposed Project site
is located in a developing area planned to be part of the City of Visalia. Currently, Ridgeview
Middle School is located adjacent to and west of Akers Street and would abut the proposed Project
site. In addition, the City is currently planning a new high school that will be constructed adjacent
to and west of Ridgeview Middle School and would be surrounded by the proposed Project to the

north, west and south.

Refer to Site Photographs 1 — 6 for representative pictures of the Project site and surrounding

areas.
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Photograph 1: View of the northwest corner looking southwest.

Photograph 2: View of the northeast corner looking southeast.
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Photograph 3: View of the southeast corner looking northwest.

Photograph 4: View of the southeast corner looking northeast.
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Photograph 5: View from N. Shirk Road near center of development looking east.

Photograph é: View from Avenue 320 near center of development looking south.

CITY OF VISALIA | Crawford & Bowen Planning, Inc. 3.1-4



Carleton Acres Specific Plan EIR | Chapter 3

Regulatory Setting

Federal Regulations

There are no applicable federal regulations, plans or policies pertaining to aesthetics that are

applicable to the proposed Project.

State Regulations

Title 24 Outdoor Lighting Standards

The 2019 Title 24 Outdoor Lighting Standards were adopted by the State of California Energy
Commission (CEC) (Title 24, Parts 1 and 6, Building Energy Efficiency Standards (Standards)
went into effect on January 1, 2020. The changes included modified standards to reflect an

industry shift to LED lighting, and other changes.
Scenic Highway Program

The California Scenic Highway Program was established by the state Legislature in 1963 for the
purpose of protecting and enhancing the natural scenic beauty of California highways and
adjacent corridors through special conservation treatment. The State Scenic Highway System
includes a list of highways that are either eligible for designation as scenic highways or have been
officially designated. The state laws governing the scenic highways program are found in the
Streets and Highways Code Sections 260-263.

State Scenic Highways

According to the California Department of Transportation Scenic Highway Program, there are no
designated State Scenic Highways within the Project area or in the City of Visalia. The closest
eligible State Scenic Highway is SR 198, east of SR 99, and is approximately two miles south of

the Project site'.

1 California State Scenic Highways. https://dot.ca.gov/programs/design/lap-landscape-architecture-and-community-livability/lap-

liv-i-scenic-highways. Accessed July 2022.
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Local Regulations

Scenic Views

Scenic views provided by the Sierra Nevada to the east and much of the rural agricultural land
surrounding the City is beyond Visalia’s jurisdiction. Tulare County retains sole jurisdiction
outside Visalia's Sphere of Influence (SOI). The City of Visalia has authority for land use decisions
that could affect scenic views within City limits or on land in the SOI that would be urbanized
under the General Plan. Caltrans has jurisdiction over the design of its facilities, and Tulare
Irrigation District (TID) retains control over its canals within the City. Visalia adopted its Scenic
Highways Element in February 1976, in which Highway 198 is identified as a scenic resource.

Highway 198 is below grade through the city core.?
Visalia General Plan

The City of Visalia General Plan includes specific goals and policies related to aesthetics and

scenic resources. Those that apply to the proposed project are listed below.

OSC-P-8: Protect, restore and enhance a continuous corridor of native riparian vegetation
along Planning Area waterways, including the St. Johns River; Mill, Packwood, and
Cameron Creeks; and segments of other creeks and ditches where feasible, in

conformance with the Parks and Open Space diagram of this General Plan.

OSC-P-10: Ensure that building and vehicle service areas, loading docks, trash enclosures
and storage areas are setback back from waterways and/or screened from view from the

creek corridor to minimize environmental and visual impacts.

OSC-P-13: In new neighborhoods that include waterways, improvement of the waterway
corridor, including preservation and/or enhancement of natural features and

development of a continuous waterway trail on at least one side, shall be required.

OSC-P-17: Require that new development along waterways maintain a visual orientation
and active interface with waterways. Develop design guidelines to be used for review and
approval of subdivision and development proposals to illustrate how this can be

accomplished for different land uses in various geographic settings.

2 Visalia General Plan EIR, page 3.13-4.
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OSC-P-33: Develop a list of recommended native plants and landscaping guidelines.
Make this list and guidance accessible through the Community Development

Department, the public library, and the City website.

OSC-P-34: Enhance views and public access to Planning Area waterways and other
significant features such as Valley Oak groves consistent with flood protection, irrigation

water conveyance, habitat preservation and recreation planning policies.

OSC-P-35: Use native trees in street and public landscaping designs, where appropriate,

to preserve Visalia’s character.

LU-P-28: Continue to use natural and man-made edges, such as major roadways and
waterways within the City’s Urban Area Boundary, as urban development limit and

growth phasing lines.

LU-P-29: Use regional and community parks and open space to enhance gateways to the

City and as a buffer between adjacent communities.

LU-P-34: Work with Tulare County to prevent urban development of agricultural land
outside of the current growth boundaries and to promote the of use agricultural

preserves, where they will promote orderly development.

LU-P-39: Improve tree planting, landscaping and site design standards to minimize the
visual impact of large parking lots and buildings, to enhance and promote natural
characteristics compatible with urban form, to minimize heat gain and promote energy

conservation, and to improve stormwater infiltration.

LU-P-42: Develop scenic corridor and gateway guidelines that will maintain the

agricultural character of Visalia at its urban fringe.

LU-P-43: Work with utilities and transportation companies to landscape power line and
railroad right-of-ways throughout the community and to underground utilities where

possible.

LU-P-59: Ensure that natural and open space features, such as Valley Oak trees and
community waterways, are treated as special site amenities as part of any residential

development.
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LU-P-72: Ensure that noise, traffic, and other potential conflicts that may arise in a mix of
commercial and residential uses are mitigated through good site planning, building

design, and/or appropriate operational measures.

LU-P-106: Develop performance standards to supplement and augment design standards
to minimize the negative impacts (glare, signage, noise, dust, traffic) associated with the
establishment of new or expansion of existing service commercial and industrial

development.

PSCU-P-11: Develop a system of natural corridors and greenways, consistent with the

Parks and Open Space diagram.

Thresholds of Significance

The thresholds of significance for this section are established by the CEQA Appendix G Checklist:

o Have a substantial adverse effect on a scenic vista?

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

o Innon-urbanized areas, substantially degrade the existing visual character or quality
of public views of the site and its surroundings? If the project is in an urbanized area,
would the project conflict with applicable zoning and other regulations governing
scenic quality?

o Create a new source of substantial light or glare which would adversely affect day or

nighttime views in the area?

Impacts and Mitigation Measures

Impact 3.1-1:  Have a substantial adverse effect on a scenic vista?

Less than Significant Impact. A scenic vista is defined as a viewpoint that provides expansive
views of highly valued landscape for the benefit of the general public. The Sierra Nevada
Mountains are the only natural and visual resource in the Project area. Views of these distant
mountains are afforded only during clear conditions due to poor air quality in the valley. Distant
views of the Sierra Nevada Mountains would largely be unaffected by the development of the

Project because of distance from the mountains and limited visibility of these features under
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current conditions. In addition, the Project would not substantially impede these existing views
of the mountains from adjacent viewpoints because of the low-profile nature of the development
(two-story maximum) and because of the lack of existing urban development adjacent to the site
that currently have views of the mountains. The City of Visalia does not identify views of these

features as required to be “protected.”

The Project site is within a developing area planned to be part of Visalia. There are no scenic vistas
or other protected scenic resources on or near the site. Therefore, the Project has a less than

significant impact on scenic vistas.
Visual character of the site is addressed further in Response 3.1-3 below.

Mitigation Measures: None are required.

Impact 3.1-2:  Substantially damage scenic resources, including, but not limited to, trees, rock outcroppings,

and historic buildings within a state scenic highway?

Less Than Significant Impact. See Response to Impact a, above. In addition, there are no trees,
rock outcroppings or historic buildings located on or near the site. The 44-mile stretch of State
Route 198 between State Route 99 and Sequoia National Park is classified as eligible for State
Scenic Highway status, but is not officially designated. This includes the length of SR 198 within
the Planning Area of the City of Visalia. While the City has not requested official designation, it
has evaluated the corridor in the Scenic Highways Element of the existing General Plan and has
taken steps to preserve and enhance the corridor’s scenic quality®. The proposed Project is located
approximately two miles north of State Route 198 and would not be visible to/from State Route
198 due to intervening land uses. Thus, the Project would not impact any scenic resources
associated with State Route 198. Because there are no scenic resources, trees, rock outcroppings,

historic buildings or scenic highways, there is a less than significant impact.

Mitigation Measures: None are required.

3 Visalia General Plan EIR, page 3.13-2.
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Impact 3.1-3:  In non-urbanized areas, substantially degrade the existing visual character or quality of
public views of the site and its surroundings? If the project is in an urbanized area, would the project

conflict with applicable zoning and other requlations governing scenic quality?

Significant and Unavoidable. The proposed Project is located in an area of Visalia that is planned
for, and is undergoing urban development. The area to the west is planned for
commercial/industrial development, areas to the east are planned for residential development
and to the south is existing residential development. Areas to the north primarily consist of
agriculture/dairy and scattered rural residences. In addition, the site is planned for urban
development under the City’s General Plan. However, the site has historically been used for
agricultural purposes and is currently undeveloped. Implementation of the proposed Project will
alter the visual character of the Project site from historically agricultural uses to urban
development. This includes residential housing (up to two stories in height) and commercial
components including uses such as a Costco, retail, restaurants and other similar uses. New
development would incrementally reduce views to open agricultural land now available to some
residents and travelers on adjacent roadways. Visual changes caused by a project are evaluated
in terms of their visual contrast with the area’s predominant landscape elements and features,
their dominance in views relative to other existing features, and the degree to which they could
block or obscure views of aesthetically pleasing landscape elements. Although this land use
conversion could be perceived by some as a negative aesthetic impact in comparison with the
Project site’s current pastoral appearance, based upon the subjective nature of aesthetics, the City
does not anticipate that the development of the proposed Project with residential and commercial
uses will create a substantially degraded visual character or quality to the Project site or to the
properties near and around the Project site. The improvements such as those proposed by the
Project are typical of large City urban areas and are generally expected from residents of the City.
The proposed Project would be similar in visual appearance to existing developments found
throughout the City.

The Project design is subject to the City’s Design Guidelines adopted for the City’s General Plan
which apply to site layout, building design, landscaping, interior street design, lighting, parking
and signage. Detailed architectural plans, color palettes and building materials as well as
landscaping plans will be submitted by the Project developer to the City of Visalia Community
Development Department. The plans shall be required prior to issuance of any building permits.
In addition, landscaping easements will run along the trails and some roadways and additional

landscaping design will accompany the park spaces and bicycle/ pedestrian use trails.
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Development of the proposed Project in compliance with the policies of the City of Visalia
General Plan, the City Design Guidelines and development standards referenced above in the
Regulatory Setting will ensure integration of new homes and non-residential structures in an
aesthetically pleasing manner within the proposed development. However, because the Project
would permanently alter the existing visual character of the site and area compared to existing

conditions, this is considered a significant, unavoidable and irreversible impact.

Mitigation Measures: None are available.

Impact 3.1-4:  Create a new source of substantial light or glare which would adversely affect day or nighttime

views in the area?

Less Than Significant Impact. Nighttime lighting is necessary to provide and maintain safe,
secure, and attractive environments; however, these lights have the potential to produce spillover
light and glare and waste energy, and if designed incorrectly, could be considered unattractive.
Light that falls beyond the intended area is referred to as “light trespass.” Types of light trespass
include spillover light and glare. Minimizing all these forms of obtrusive light is an important
environmental consideration. A less obtrusive and well-designed energy efficient fixture would

face downward, emit the correct intensity of light for the use, and incorporate energy timers.

Spillover light is light emitted by a lighting installation that falls outside the boundaries of the
property on which the installation is sited. Spillover light can adversely affect light-sensitive uses,
such as residential neighborhoods at nighttime. Because light dissipates as it travels from the
source, the intensity of a light fixture is often increased at the source to compensate for the
dissipated light. This can further increase the amount of light that illuminates adjacent uses.
Spillover light can be minimized by using only the level of light necessary, and by using cutoff

type fixtures or shielded light fixtures, or a combination of fixture types.

Glare results when a light source directly in the field of vision is brighter than the eye can
comfortably accept. Squinting or turning away from a light source is an indication of glare. The
presence of a bright light in an otherwise dark setting may be distracting or annoying, referred to
as discomfort glare, or it may diminish the ability to see other objects in the darkened
environment, referred to as disability glare. Glare can be reduced by design features that block
direct line of sight to the light source and that direct light downward, with little or no light
emitted at high (near horizontal) angles, since this light would travel long distances. Cutoff-type

light fixtures minimize glare because they emit relatively low-intensity light at these angles.
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Currently the sources of light in the Project area are from streetlights, vehicles traveling along
adjacent roadways, security lighting from Ridgeview Middle School, and lights from housing in
the area. The Project would include nighttime lighting such as streetlights, residential outdoor

lighting, vehicle lights, commercial facility lighting, and other similar lighting sources.

Additional night lighting sources on the Project site, especially any unshielded light, could result
in spillover light that could impact surrounding properties. This would create new sources of
light that could potentially have a significant impact on nighttime light levels in the area. The
City’s General Plan provides the following information pertaining to potential light and glare

from new development in the City:

“The construction of new buildings in the Planning Area may result in nighttime light
pollution or daytime glare. However, their impacts are likely to be insignificant. As in
most typical residential areas, homes emit some light and glare during the day and
evening hours. Development under the proposed General Plan would include indoor
lighting and outdoor lighting for safety purposes, but would generally not be out of
character with the existing urban environment, and would not rise to a level of being
significant. There are a number of circumstances that mitigate the potential for new or
significant sources of light pollution in Visalia. The proposed General Plan policies help
to ensure that lighting for new development is held to high design standards for light
pollution reduction. In addition, the proposed General Plan includes policies related to
buffering between urbanized and agricultural areas, further reducing the impact of light

and glare associated with urbanization on neighboring rural areas.”*

During the entitlement process, the Project will be required to comply with the City’s policies
pertaining to light and glare and City staff will review lighting plans to ensure that lighting
plans will minimize spill-over light on neighboring properties. Thus, the Project will have a less

than significant impact on light and glare.

Mitigation Measures: None are required.

4 Visalia General Plan, Section 3.13 - Visual Resources, page 3.13-16.
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Cumulative Impacts

Would the project make a cumulatively considerable contribution to a significant cumulative
impact related to scenic vistas, scenic resources, or the existing visual character of the area,

including the introduction of light and glare?

Cumulatively Considerable. The scope for considering cumulative impacts to aesthetics includes
the viewshed of the proposed Project and the areas surrounding the Project site from which the
Project could be visible to viewers in the area. As described above, the Project will result in
significant aesthetic impacts with respect to the existing visual character of the project site. The
landscape in northern Visalia has been changing over the years from one of generally rural
residential and agricultural uses to urban uses. Construction of future projects in the area allowed
under Visalia and Tulare County General Plans would be required to be in compliance with the
numerous policies and programs related to the preservation and enhancements of viewsheds and
the protection of scenic resources, which will help ensure that projects are consistent with the

character envisioned for these areas.

Several land development proposals envisioned by the City of Visalia and Tulare County General
Plans, and individual project proposals, have received their entitlements, or are seeking them in
the area. The northern Visalia area and its immediate environs are, therefore, the area affected
by aesthetics cumulative impacts as the area of geographical visual analysis notwithstanding
their consistency with adopted plans, because the planned development would change the
existing character of the area from primarily agricultural to a more suburban development

pattern.

Although the urban environment that is ultimately built could be aesthetically pleasing to many,
these cumulative changes will significantly modify the existing visual character and quality of
the area. Based on this EIR's standards of significance, the cumulative impacts of the proposed
project and related projects are significant and unavoidable, and the project's development
would make a cumulatively considerable contribution to this impact considering the project's size

and scope.
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This section of the DEIR identifies potential impacts of the proposed Project pertaining to
Agricultural Resources. A California Agricultural Land Evaluation and Site Assessment (LESA)
Model was used to aid in the evaluation (See Appendix B). One NOP comment letter was received
pertaining to this topic from the California Department of Conservation (DOC). The DOC letter
outlined the requirements to evaluate loss of agricultural resources as well as suggestions for

potential mitigation.
Environmental Setting

As described in Section 2.1, the Project site is located on approximately 507-acres in the northern
area of the City of Visalia in Tulare County and is generally bound by W. Riggin Avenue to the
south, N. Akers Street to the east, N. Shirk Road to the west and Avenue 320 (W. Kibler Avenue)
to the north. The site is comprised of two parcels: APN 077-100-088 and APN 077-100-105. APN
077-100-105 consists of approximately 29.3 acres and is within the City limits of Visalia, with the
zoning as R-M-3 (Multi-Family Residential). APN 077-100-088 consists of approximately 478 acres
and is within an unincorporated area of Tulare County, with the zoning as AE-40. The entire site
is within the Urban Growth Boundary (UGB) and Sphere of Influence (SOI) of the City of Visalia.
The Project site has historically been used for agricultural purposes but is designated by the City’s

General Plan for residential, commercial, public/institutional and park/recreation uses.

The Project site is located in a developing area, with dairy farm/agricultural uses to the north and
west, agricultural land uses to the east and residential area to the south. Currently, Ridgeview
Middle School is located adjacent to and west of Akers Street and would abut the proposed
Project site. In addition, the City is currently planning a new high school that will be constructed
adjacent to and west of Ridgeview Middle School and would be surrounded by the proposed

Project to the north, west and south.

The Project site does not contain land under Williamson Act Contract, however, the entire Project
site is designated Prime Farmland by the California Department of Conservation Farmland
Mapping and Monitoring Program (FMMP)!. The FMMP map identifies areas to the northeast,

east and west as prime agricultural land. A portion of the areas to the north and the west, which

1 California Department of Conservation. California Important Farmland Finder. https://maps.conservation.ca.gov/DLRP/CIFF/.
Accessed March 2022.
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consist of dairy farms, are categorized as Confined Animal Agriculture, while a portion of the land

adjacent to and east of the Project site consists of Urban and Built-Up Land.

The majority of forest land occurs in the eastern portion of Tulare County, in the Sierra Nevada
foothills and Sierra Nevada. The Project site does not contain any land defined as forest land (as
defined by Public Resources Code section 12220(g)), timberland (as defined by Public Resources Code
section 4526), or land zoned Timberland Production (as defined by Government Code section
51104(g)).

Regulatory Setting

Federal Regulations

Farmland Protection Policy Act

The federal Farmland Protection Policy Act, part of the Agriculture and Food Act of 1981, was
passed in response to the National Agricultural Land Study of 1980-1981, which found that
millions of acres of farmland were being converted in the U.S. each year and a related report
which found that much of this conversion was the result of programs funded by the federal
government. The intent of the Act is to minimize the impact that federal programs have on
unnecessary and irreversible conversion of farmland to nonagricultural uses. It assures that — to
the extent possible — federal programs are administered to be compatible with state and local

government and private programs and policies to protect farmland.

State of California Regulations

Farmland Mapping and Monitoring Program

The California Department of Conservation uses the Natural Resources Conservation Service soil
classifications to classify agricultural lands under the Farmland Mapping and Monitoring
Program (FMMP). The FMMP was established in 1982 to assess the location, quality, and quantity
of agricultural lands and the conversion of these lands. These designated agricultural lands are
included in the farmland maps used in planning for the present and future of California’s
agricultural resources. The California Department of Conservation has a minimum mapping unit
of 10 acres, with parcels that are smaller than 10 acres being absorbed into the surrounding
classifications. The categories are described below. In addition to mapping existing farmland, the

FMMP provides analysis of agricultural land use changes throughout California.
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California Public Resources Code Section 21060.1 defines agricultural land for the purposes of
assessing environmental impacts. Collectively, land classified as Prime Farmland, Unique
Farmland, and Farmland of Statewide Importance is referred to as “agricultural land.” These
same classifications of farmland are described as Important Farmland under the FMMP and are
the also used in CEQA Guidelines Appendix G as the farmland classifications on which impacts

on agricultural resources are to be evaluated.

Prime Farmland. This farmland has the best combination of physical and chemical features able
to sustain long-term agricultural production. This land has the soil quality, growing season, and
moisture supply necessary to produce sustained high yields. To be classified as Prime Farmland,
the land must have been used for irrigated agricultural production at some time during the four

years prior to the mapping date.

Unique Farmland. This is farmland of lesser quality soils used for the production of the state’s
leading agricultural crops. This land is usually irrigated but may include non-irrigated orchards
or vineyards as found in some climatic zones in California. The land must have been cropped at

some time during the four years prior to the mapping date.

Farmland of Statewide Importance. This is farmland similar to Prime Farmland but with minor
shortcomings, such as greater slopes or less ability to store soil moisture. The land must have
been used for irrigated agricultural production at some time during the four years prior to the

mapping date.

Farmland of Local Importance. This is farmland of importance to the local agricultural economy

as determined by each county’s board of supervisors and a local advisory committee.

Grazing Land. Grazing land is land on which the existing vegetation is suited to the grazing of
livestock. This category was developed in cooperation with the California Cattlemen’s
Association, University of California Cooperative Extension, and other groups interested in the

extent of grazing activities. The minimum contiguous mapping area for Grazing Land is 40 acres.

Urban and Built-up Land. Land occupied by structures with a building density of at least one building
unit to 1.5 acres, or approximately six structures to a 10-acre parcel. This land is used for residential,

industrial, commercial, institutional, public and transportation uses, and other developed purposes.

Other Land. Land not included in any other mapping category, including low density rural
developments; brush, timber, wetland, and riparian areas not suitable for livestock grazing;

animal confinement facilities; mines; and water bodies smaller than 40 acres. Vacant and
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nonagricultural land surrounded on all sides by urban development and greater than 40 acres is

mapped as Other Land.
Williamson Act

The California Land Conservation Act of 1965, commonly referred to as the Williamson Act,
enables local governments to enter into contracts with private landowners for the purpose of
restricting specific parcels of land to agricultural or related open space use as a means of
preserving California’s prime agricultural lands from urbanization. Prime Farmland under the
Williamson Act includes land that qualifies as Class I and II under the Natural Resources
Conservation Service classification of land. Through the voluntary contracts between landowners
and a city or county, the owners agree to retain their lands in agricultural or other open space

uses for a minimum of 10 years.

In return for entering into a Williamson Act contract, landowners receive property tax relief on
the lands under contract. This relief is provided through the assessment of lands based upon their
income-producing value rather than their market value, which may be considerably higher. Local
governments receive an annual subvention of forgone property tax revenues from the state via
the Open Space Subvention Act of 1971. The Project site contains no lands that are subject to a

Williamson Act Contract.

Local Regulations

Tulare County General Plan

The Tulare County General Plan has a number of policies that apply to projects within the County
of Tulare.? The following General Plan policies apply to the proposed Project: Policies designed
to promote future development patterns that focus growth within established community areas

and to mitigate loss of agricultural lands include the following:

LU-2.5 Agricultural Support Facilities wherein the County shall encourage beneficial reuse
of existing or vacant agricultural support facilities for new businesses (including

non-agricultural uses);

PF-1.2 Location of Urban Development wherein the County shall ensure that urban

development only takes place in the following areas:

2 Tulare County General Plan 2030 Update, Part 1 — Goals and Policies Report.
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1. Within incorporated cities and CACUDBs;

2. Within the UDBs of adjacent cities in other counties, unincorporated

communities, planned community areas, and HDBs of hamlets;

3. Within foothill development corridors as determined by procedures set

forth in Foothill Growth Management Plan;

4. Within areas set aside for urban use in the Mountain Framework Plan

and the mountain sub-area plans; and

5. Within other areas suited for non-agricultural development, as

determined by the procedures set forth in the Rural Valley Lands Plan;

PF-1.3 Land Uses in UDBs/HDBs wherein the County shall encourage those types of urban
land uses that benefit from urban services to develop within UDBs and HDBs.
Permanent uses which do not benefit from urban services shall be discouraged
within these areas. This shall not apply to agricultural or agricultural support
uses, including the cultivation of land or other uses accessory to the cultivation of
land provided that such accessory uses are time-limited through Special Use

Permit procedures;

PF-1.4 Awailable Infrastructure wherein the County shall encourage urban development to
locate in existing UDBs and HDBs where infrastructure is available or may be
established in conjunction with development. The County shall ensure that
development does not occur unless adequate infrastructure is available, that
sufficient water supplies are available or can be made available, and that there are
adequate provisions for long term management and maintenance of infrastructure

and identified water supplies;

PF-2.4 Community Plans wherein the County shall ensure that community plans are
prepared, updated, and maintained for each of the communities. These plans shall
include the entire area within the community’s UDB and shall address the

community’s short and long term ability to provide necessary urban services.
City of Visalia General Plan

The City of Visalia’s General Plan has a number of policies that apply to agricultural lands.
Policies designed to promote future development patterns that focus growth within established

community areas and to mitigate loss of agricultural lands include the following:

CITY OF VISALIA | Crawford & Bowen Planning, Inc. 3.2-5



LU-O-11

LU-O-12

LU-O-13

LU-P-19

LU-P-20

LU-P-21

Carleton Acres Specific Plan EIR | Chapter 3

Maintain Visalia as a separate and distinct community.
Provide for an orderly and efficient transition from rural to urban land uses.

Minimize urban sprawl and leap-frog development by encouraging compact,

concentric and contiguous growth.

Ensure that growth occurs in a compact and concentric fashion by implementing

the General Plan’s phased growth strategy.

The General Plan Land Use Diagram establishes three growth rings to accommodate
estimated City population for the years 2020 and 2030. The Urban Development Boundary
I (UDB 1) shares its boundaries with the 2012 city limits. The Urban Development
Boundary II (UDB 1I) defines the urbanizable area within which a full range of urban
services will need to be extended in the first phase of anticipated growth with a target
buildout population of 178,000. The Urban Growth Boundary (UGB) defines full buildout
of the General Plan with a target buildout population of 210,000. Each growth ring enables

the City to expand in all four quadrants, reinforcing a concentric growth pattern...

Allow annexation and development of residential, commercial, and industrial
land to occur within the “Tier I” Urban Development Boundary (UDB) at any time,

consistent with the City’s Land Use Diagram.

Allow annexation and development of residential, commercial, regional retail,
and industrial land to occur within the Urban Development Boundary (Tier II)
and the Urban Growth Boundary (Tier III) consistent with the City’s Land Use
Diagram, according to the following phasing thresholds:

“Tier II”: Tier II supports a target buildout population of approximately 178,000.
The expansion criteria for land in Tier II is that land would only become available
for development when building permits have been issued in Tier I at the following

levels, starting from April 1, 2010:

Residential: after permits for 5,850 housing units have been issued; and,

Commercial: after permits for 480,000 square feet of commercial space on
designated Commercial, Mixed Use, Downtown Mixed Use, Office, and Service

Commercial land have been issued.

CITY OF VISALIA | Crawford & Bowen Planning, Inc. 3.2-6



LU-P-28

LU-P-34

Carleton Acres Specific Plan EIR | Chapter 3

Continue to use natural and man-made edges, such as major roadways and
waterways within the City’s Urban Growth Boundary, as urban development

limit and growth phasing lines.

Work with Tulare County and other state and regional agencies, neighboring
cities, and private land trust entities to prevent urban development of agricultural
land outside of the current growth boundaries and to promote the use of
agricultural preserves, where they will promote orderly development and
preservation of farming operations within Tulare County. Conduct additional
investigation of the efficacy of agricultural conservation easements by engaging
local, regional, and state agencies and stakeholders in order to further analyze
their ongoing efforts and programs that attempt to mitigate impacts from the
conversion of agricultural lands through the use of agricultural conservation
easements. Support regional efforts to prevent urban development of agricultural
lands, specifically at the county level. Tulare County’s General Plan 2030 Update
Policy contains two policies (AG-1.6 Conservation Easements and AG-1.18
Farmland Trust and Funding Sources) that discuss establishing and implementing
an Agricultural Conservation Easement Program (ACEP). The City supports the
implementation of these measures by the County, in which the City may then
participate. Such a regional program could include a fee to assist and support
agricultural uses, and would be most feasibly and strategically developed on a
countywide or other regional basis. In addition to supporting regional efforts to
prevent urban development of agricultural lands, the City shall create and adopt
a mitigation program to address conversion of Prime Farmland and Farmland of
Statewide Importance in Tiers II and III. This mitigation program shall require a
1:1 ratio of agricultural land preserved to agricultural land converted and require
agricultural land preserved to be equivalent to agricultural land converted. The
mitigation program shall also require that the agricultural land preserved
demonstrate adequate water supply and agricultural zoning, and shall be located
outside the City UDB, and within the southern San Joaquin Valley. The mitigation
program shall, to the extent feasible and practicable, be integrated with the
agricultural easement programs adopted by the County and nearby cities. The
City’s mitigation program shall allow mitigation to be provided by purchase of
conservation easement or payment of fee, but shall indicate a preference for
purchase of easements. The mitigation program shall require easements to be held
by a qualifying entity, such as a local land trust, and require the submission of

annual monitoring reports to the City. The mitigation program shall specifically
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allow exemptions for conversion of agricultural lands in Tier I, or conversion of
agricultural lands for agricultural processing uses, agricultural buffers, public

facilities, and roadways.

Adopt the County’s Right-to-Farm ordinance to support continued agricultural

operations at appropriate locations within the City limits, with no new provisions.

Thresholds of Significance

The thresholds of significance for this section are established by the CEQA Appendix G Checklist.

Would the project:

Convert Prime Farmland, Unique Farmland, or Farmland of statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and
Monitoring Program of the California Resources Agency, to non-agricultural use?
Conflict with existing zoning for agricultural use, or a Williamson Act contract?
Conflict with existing zoning for, or cause rezoning of, forest land as defined in Public
Resources Code section 12220(g)), timberland as defined by Public Resources Code
section 4526), or timberland zoned Timberland Production (as defined by Government
Code section 51104(g))?

Result in the loss of forest land or conversion of forest land to non-forest use?
Involve other changes in the existing environment which, due to their location or
nature, could result in conversion of Farmland, to non-agricultural use or conversion

of forest land to non-forest use?
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Impacts and Mitigation Measures

Impact 3.2-1: Convert Prime Farmland, Unique Farmland, or Farmland of statewide Importance
(Farmland), as shown on the maps prepared pursuant to the Farmland Mapping and Monitoring Program

of the California Resources Agency, to non-agricultural use?

Significant and Unavoidable. According to the FMMP,? the 507-acre proposed Project site is
classified as Prime Farmland. The site is comprised of two parcels: APN 077-100-105 consists of
approximately 29.3 acres and is within the City limits of Visalia, with the zoning as R-M-3 (Multi-
Family Residential). APN 077-100-088 consists of approximately 478 acres and is within an
unincorporated area of Tulare County, with the zoning as AE-40 (Exclusive Agriculture-40 acres
minimum). However, both parcels are within the Urban Growth Boundary (UGB) and Sphere of
Influence (SOI) of the City of Visalia. The Project site has been designated by the City’s General
Plan for residential, commercial, public/institutional and park/recreation uses and is located in

both Tier 2 and Tier 3 of the City’s future growth threshold boundaries.

The City has evaluated the Project’s farmland conversion impacts utilizing the California
Agricultural Land Evaluation and Site Assessment Model (LESA)+“, which the California
Department of Conservation developed to provide lead agencies with a methodology to ensure
that significant effects on the environment of agricultural land conversions are quantitatively and
consistently considered in the environmental review process. (See Public Resources Code
§21095.)

The LESA is composed of six different factors, which are divided into two sets: Land Evaluation
(LE) and Site Assessment (SA) factors. Two LE factors (Land Capability Classification Rating
and Storie Index Rating) are based upon measures of soil resources quality and intended to
measure the inherent, soil-based qualities of land as they relate to agricultural suitability. Four
SA factors (Project Size Rating, Water Resource Availability Rating, Surrounding Agricultural
Lands Rating, and Surrounding Protected Resource Lands Rating) are intended to measure
social, economic, and geographic attributes that also contribute to the overall value of

agricultural land.

The two sets of factors are evenly weighted, meaning the two LE factors and four SA factors are

of equal importance; however, for a given project, each of these six factors is separately rated in

3 California Department of Conservation. Farmland Mapping and Monitoring Program.
https://maps.conservation.ca.gov/DLRP/CIFF/. Accessed December 2022.

4 California Department of Conservation, Division of Land Resource Protection. Accessible at
http://www.conservation.ca.gov/dlrp/Pages/gh lesa.aspx. Accessed November 2022.
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a 100-point scale. The factors are then weighted relative to one another and combined, resulting
in a single numeric score for a given project, with a maximum attainable score of 100 points.
This final project score becomes the basis for making a determination of the potential impact’s

level of significance for the project, based upon a range of established scoring thresholds.

Land Evaluation Factors
The LESA includes two LE factors, discussed below, that are separately rated.

The Land Capability Classification Rating (LCC): The LCC indicates the suitability of soils for

most kinds of crops. Groupings are made according to the limitations of the soils when used to
grow crops and the risk of damage to soils when used in agriculture. Soils are rated from Class I
to Class VIII, with soils having the fewest limitations receiving the highest rating (Class I). Specific

subclasses are also utilized to further characterize soils.

The Storie Index Rating: The Storie Index provides a numeric rating (based upon a zero to 100

scale) of the relative degree of suitability or value of a given soil for intensive agriculture. The
rating is based upon soil characteristics only. Four factors that represent the inherent
characteristics and qualities of the soil are considered in the Storie Index rating: profile
characteristics, texture of the surface layer, slope, and other factors such as drainage or salinity.
In some situations, only the United States Department of Agriculture’s LCC information may be
available. In those cases, the Storie Index ratings can be calculated from information contained in
soil surveys by qualified soil scientists; however, if limitation of time and/or resources restrict the
derivation of the Storie Index rating for a given project, it may be possible to adapt the Land

Evaluation by relying solely upon the LCC rating.

Site Assessment Factors
The four SA factors that are separately rated and included in the LESA are discussed below.

The Project Size Rating: The Project Size rating is based upon identifying acreage figures for three

separate groupings of soil classes within the project site, and then determining what grouping
generates the highest Project Size score. The Project Size Rating relies upon acreage figures that

were tabulated under the Land Capability Classification Rating.

The Water Resources Availability Rating: The Water Resources Availability rating is based upon
identifying the various water sources that may supply a given property, and then determining
whether different restrictions in supply are likely to take place in years that are characterized as

being periods of drought and non-drought.
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The Surrounding Agricultural Land Rating: Determination of the Surrounding Agricultural Land

rating is based upon identification of a project’s Zone of Influence (ZOI), which is defined as that
land near a given project, both directly adjoining and within a defined distance away, that is likely
to influence, and be influenced by, the agricultural land use of the subject project site. The
Surrounding Agricultural Land rating is designed to provide a measurement of the level of
agricultural land use for lands close to a given project. The LESA rates the potential significance
of the conversion of an agricultural parcel that has a large proportion of surrounding land in
agricultural production more highly than one that has relatively small percentage of surrounding
land in agricultural production. The definition of the ZOI that accounts for surrounding lands
(up to a minimum of 0.25 mile from the project boundary) is the result of several iterations during
model development for assessing an area that will generally be a representative sample of

surrounding land use.

The Surrounding Protected Resource Land Rating: The Surrounding Protected Resource Land

rating is essentially an extension of the Surrounding Agricultural Land rating, and it is scored in
a similar manner. Protected resource lands are those lands with long-term use restrictions that
are compatible with or supportive of agricultural uses of land. Included among them are the

following:
¢ Williamson Act contracted lands
¢ Publicly owned lands maintained as a park, forest, or watershed resources

e Lands with agricultural, wildlife habitat, open space, or other natural resource

easements that restrict the conversion of such land to urban and industrial uses

Final LESA Scoring

A single LESA score is generated for a given project after all the individual LE and SA factors
have been scored and weighted. The LESA is weighted so that 50 percent of the total LESA
score of a given project is derived from the LE factors and 50 percent is derived from the SA
factors. The final LESA score was determined for the proposed Project and the modeling results
are described in Table 3.2-1.
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Table 3.2-1
Land Evaluation and Site Assessment Model Scoring Summary
Weighted
Factor Factor
Category Factor . Factor
Scores  Weight Points
Land Capability 4, 0.25 25
Classification
Land Storie
Evaluation Index 80.66 0.25 20.17
LE Subtotal 0.50 4517
Project 100 0.15 15
Size
Water Resource
Availability 100 015 1o
Site Surrounding
Assessment  Agricultural Land 80 0.15 12
Surrounding
Protected 40 0.05 2
Resource Lands
SA Subtotal 0.50 44

Final LESA Score: 89.17

LESA Thresholds of Significance

The LESA is designed to make determinations of the potential significance of a project’s
conversion of agricultural lands during the CEQA process. Scoring thresholds are based upon
both the total LESA score and the component LE and SA separate subscores. In this manner, the
scoring thresholds are dependent upon the attainment of a minimum score for the LE and SA
subscores so that a single threshold is not the result of heavily skewed subscores (i.e., a site with
a very high LE score but a very low SA score, or vice-versa). The LESA scoring thresholds are
described in Table 3.2-2.

Table 3.2-2
LESA Scoring Thresholds
Total LESA Score Scoring Decision
0 to 39 points Not considered significant
40 to 59 points Considered significant only if LE and SA subscores are each

greater than or equal to 20 points

60 to 79 points Considered significant unless either LE or SA subscore
is less than 20 points

80 to 100 points Considered significant

CITY OF VISALIA | Crawford & Bowen Planning, Inc. 3.2-12



Carleton Acres Specific Plan EIR | Chapter 3

LESA Results and Impact Determination

According to the LESA Threshold of Significance, the total score of 89.17 for the proposed
Project site is considered significant. As such, the Project is subject to the City’s General Plan
Land Use Policy LU-P-34 which requires mitigation for the loss of farmland.

The Project consists of 507 acres, of which approximately 29.3 acres are already within the City
limits of Visalia (zoned R-M-3) and, being within Tier I, are not subject to the City’s agricultural
mitigation policy. The 29.3 acres of prime farmland was previously evaluated under the City’s
General Plan EIR, adopted in October 2014 (State Clearinghouse #2010041078). The remaining 478
acres are within an unincorporated area of Tulare County, are currently zoned AE-40 (Exclusive
Agriculture-40 acres minimum), are within Tiers II and III, and are proposed for annexation into
the City. As such, the 478 acres proposed for annexation are subject to the City’s agricultural
mitigation policy (See MM AG -1).

The General Plan identifies the need for the conversion of agricultural land to urban
development. The City has set aside three-tiered areas planned for development which contain
land designated as Prime Farmland and Farmland of Statewide Importance. The Project is within
Tier 2 and Tier 3, which has been deemed as land to be converted from agricultural land to urban

development.

The 2014 General Plan Policy LU-P-34 contained a requirement for an Agricultural Mitigation
Program to address the conversion of Prime Farmland and Farmland of Statewide Importance
within the Tier 2 and Tier 3 growth boundaries. Policy LU-P-34 requires the adoption of this type
of program notwithstanding that such a program would not reduce the environmental effects
from the loss of such farmland to a level of less than significant. In order to meet the requirements
of this policy, the City is preparing an Agricultural Preservation Ordinance applicable to
properties within Tier 2 and Tier 3 that requires a 1:1 ratio of agricultural land preserved to
agricultural land converted towards urban development. The Ordinance is anticipated to be
adopted in mid-2023 and must be adopted for other pending entitlements submitted to the City
of Visalia that are located within Tier 2 to be developed. The Ordinance will require that an
equivalent amount of agricultural land converted be preserved outside the urban development
boundary and within the southern San Joaquin Valley, or that a project comply with regulations
within the Ordinance that will cause an equivalent amount of agriculture land to be preserved.
Additionally, the preserved agricultural land must demonstrate adequate water supply and
agricultural zoning. Policy LU-P-34 notes that such a program shall, to the extent feasible and
practicable, be integrated with the agricultural easement programs adopted by Tulare County
and nearby cities. The City of Visalia’s program shall allow for compliance with the preservation

ordinance to be completed by purchase of easements, and that such easements be held by a
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qualifying entity, such as a local land trust, and require the submission of annual monitoring
reports to the City. Prior to the adoption of the Ordinance the Project proponent could mitigate
for the loss of agricultural land and begin conversion of agricultural lands by providing
verification to the City that it has preserved agricultural land at a 1:1 ratio using easements that
meet the requirements identified in Policy LU-P-34 or participation in an agricultural
preservation program adopted by another agency within the southern San Joaquin Valley that

meet the these requirements for preserving agricultural land.

As this is a requirement for consistency with the General Plan, the Project’'s compliance is
mandatory. Therefore, compliance with General Plan Policy LU-P-34 will allow the Project to
convert Prime Farmland and Farmland of Statewide Importance and preserve offsite farmland

outside of the urban development boundaries at an equivalent ratio.

Although the Project will comply with the City’s agricultural mitigation policy based on City
General Plan Policy LU-P-34 (Mitigation Measure AG — 1), conversion of agricultural land to
urban use is not directly mitigable, aside from preventing development altogether. There is no
additional feasible mitigation measure that would reduce the impacts related to the Prime
Farmland converted as a result of development of the proposed Project. Therefore, even with
mitigation, impacts as a result of farmland conversion are considered Significant and
Unavoidable.

Mitigation Measures

AG-1: Prior to the issuance of grading or building permits, the Project proponent shall
mitigate impacts for loss of up to 478 acres of Prime Farmland and Farmland of
Statewide Importanceon the Project site at a 1:1 ratio. The amount of land
requiring mitigation shall correspond to the amount of land associated with the
issuance of the grading or building permit, or for residential land associated with
a subdivision map, the amount of land associated with the subdivision map. The
Project proponent shall implement one or more of the following measures to
mitigate the loss: Payment of in-lieu fees, mitigation banks, fee title acquisition,
and/or conservation easements on land(s) within the Southern San Joaquin Valley
of California, specifically within Kern County, Tulare County, Kings County,
Fresno County, or Madera County. The City shall require, at a minimum: evidence
that the preserved land has adequate water supply, agricultural zoning, evidence
of land encumbrance documentation, documentation  that the
easement/regulations are permanent and monitored, and documentation that the

mitigation strategy is appropriately endowed. This mitigation shall be verified by
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the City prior to issuance of grading or building permits. Should the City of Visalia
develop an Agricultural Mitigation Program, the Project proponent, at its election,
may mitigate for the loss of agricultural land through compliance with the
Program that is adopted by the City in lieu of mitigating on a 1:1 ratio as described

above.

Impact 3.2-2:  Conflict with existing zoning for agricultural use, or a Williamson Act contract?
Less Than Significant With Mitigation.

Williamson Act Contract

As previously noted, the Project site is not subject to a Williamson Act contract, pursuant to
Government Code Section 51200 et seq. Therefore, there would be no conflict with a Williamson

Act Contract and as such, no impacts to this subject area.

Agricultural Zoning

Total Project acreage is 507 acres, of which approximately 29.3 acres are already within the City
limits of Visalia (zoned R-M-3) and no land use changes are proposed for the 29.3 acres. The
remaining 478 acres are within an unincorporated area of Tulare County, with the zoning as
AE-40 (Exclusive Agriculture-40 acres minimum) and are proposed for annexation into the City.
Onced annexed, the zoning designations for 478 acres will be changed from agriculture to urban
uses as described in Section 2.2 — Project Description. The new zoning would accommodate the
proposed Project and as such, there would be no impact resulting from a zoning conflict.
However, in order to ensure that existing agricultural operations in the area can be maintained,
a Right-to-Farm Covenant will be required as identified in Mitigation Measure AG — 2. After

mitigation, the impact is determined to be less than significant.

Mitigation Measures
AG-2 Reduce Conflicts Between Urban and Agricultural Uses

In order to reduce potential conflicts between urban and agricultural uses, the

following measures shall be implemented:

e DPotential residents shall be notified about possible exposure to agricultural
chemicals at the time of purchase / lease of property within the

development.
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¢ A Right-to-Farm Covenant shall be recorded on each residential tract map
or be made a condition of each tract map to protect continued agricultural
practices in the area.

e DPotential residents shall be informed of the Right-to-Farm Covenant at the

time of purchase / lease of property within the development.

Impact 3.2-3: Conflict with existing zoning for, or cause rezoning of, forest land as defined in Public
Resources Code section 12220(g)), timberland as defined by Public Resources Code section 4526), or
timberland zoned Timberland Production (as defined by Government Code section 51104(g)), or result in

the loss of forest land or convert forest land to non-forest use?

No Impact. The proposed Project site lies in the central/eastern portion of the Central Valley
floor, where there is no forest land. The Project is not zoned for forestland, timberland, or
timberland zoned Timberland Production and does not propose any zone changes related to
forest or timberland. As such, there are no potential impacts resulting from forest or timber land

conflicts or conversion of forest land to non-forest use.
Mitigation Measures

None are required.

Impact 3.2-4: Involve other changes in the existing environment which, due to their location or nature,
could result in conversion of Farmland, to non-agricultural use or conversion of forest land to non-forest

use?

Less Than Significant. The proposed Project site is located in an area that is surrounded by
farmland / agricultural operations to the north, a proposed/future industrial complex to the west,
existing residential to the south, and residential/agricultural land to the east. Total Project acreage
is 507 acres, of which approximately 29.3 acres are already within the City limits of Visalia (zoned
R-M-3) and no land use changes are proposed for the 29.3 acres. The remaining 478 acres are
within an unincorporated area of Tulare County, with the zoning as AE-40 (Exclusive
Agriculture-40 acres minimum) and are proposed for annexation into the City. Onced annexed,
the zoning designations for the 478 acres will be changed from agriculture to urban uses as

described in Section 2.2 — Project Description.
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The existing City’s Urban Growth Boundary (UGB) runs along the northern border of the
proposed Project site along Avenue 320. The UBG represents the limits of available development
for the City of Visalia in the Project area unless the UGB is amended in the future by the City and
County. Therefore, development to the north is unlikely. There are existing and proposed urban
developments to the south, east and west of the Project site, thus there is no possibility to induce

further conversion of agricultural lands in these areas.

According to the LESA prepared for the Project, the site is substantially surrounded by Prime
Farmland to the north (existing agriculture), east (already planned for future urban development)
and west (already planned for future urban development). However, the requested General Plan
Amendment and annexation is site specific and does not apply to any properties other than the
proposed Project site. Therefore, it is unlikely that the Project would result in the conversion of
other farmland or forest land. In addition, Mitigation Measure AG -2 (identified in Impact 3.2-3)
will ensure that agricultural operations can be maintained on adjacent sites. The Mitigation
Measure includes a Right-to-Farm Covenant, which will further reduce the likelihood of

additional conversion of farmland. Therefore, the impact is less than significant after mitigation.
Mitigation Measures

Implementation of Mitigation Measure AG - 2.

Cumulative Impacts

Significant, Unavoidable and Cumulatively Considerable. The geographic area of this
cumulative analysis is the entire State of California. This cumulative analysis is based on the
Statewide FMMP map. As discussed above, the Project includes the significant impact related to
the conversion of protected farmland to urban uses. The Project will be required to mitigate the
loss of farmland as identified in Mitigation Measure AG — 1. However, even with mitigation, the
Project would have a significant and unavoidable and cumulatively considerable impact on

agricultural resources.
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This section of the DEIR evaluates the potential air quality impacts associated with the
implementation of the proposed Project. This assessment was conducted within the context of the
California Environmental Quality Act (CEQA, California Public Resources Code Sections 21000,
et seq.). The methodology follows the Guidance for Assessing and Mitigating Air Quality Impacts
(GAMAQI) prepared by the San Joaquin Valley Air Pollution Control District (District or
SJVAPCD) for quantification of emissions and evaluation of potential impacts to air resources.
The information and analysis presented in this Section are based on the Air Quality and
Greenhouse Gas/Energy Analysis Report (AQGGEA) prepared for this Project by Johnson,
Johnson & Miller Air Quality Consulting. The full AQGGEA can be reviewed in Appendix C.
During the NOP comment period, the City received a letter from the SJVAPCD that identified the
District’s applicable guidelines and requirements associated with air emissions from construction

and operation of the Project (See Appendix A).
Environmental Setting

San Joaquin Valley Air Basin

Topography

The topography of a region is important for air quality because mountains can block airflow that
would help disperse pollutants and can channel air from upwind areas that transports pollutants
to downwind areas. The Air Basin is generally shaped like a bowl. It is open in the north and is
surrounded by mountain ranges on all other sides. The Sierra Nevada mountains are along the
eastern boundary (8,000 to 14,000 feet in elevation), the Coast Ranges are along the western
boundary (3,000 feet in elevation), and the Tehachapi Mountains are along the southern boundary
(6,000 to 8,000 feet in elevation).

Climate

The climate is important for air quality because of differences in the atmosphere’s ability to trap
pollutants close to the ground, which creates adverse air quality; inversely, the atmosphere’s
ability to rapidly disperse pollutants over a wide area prevents high concentrations from
accumulating under different climatic conditions. The Air Basin has an “inland Mediterranean”

climate and is characterized by long, hot, dry summers and short, foggy winters. Sunlight can be
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a catalyst in the formation of some air pollutants (such as ozone); the Air Basin averages over 260

sunny days per year.!

Inversion layers are significant in determining pollutant concentrations. Concentration levels can
be related to the amount of mixing space below the inversion. Temperature inversions that occur
on the summer days are usually encountered 2,000 to 2,500 feet above the valley floor. In winter

months, overnight inversions occur 500 to 1,500 feet above the valley floor.

Dominant airflows provide the driving mechanism for transport and dispersion of air pollution.
The mountains surrounding the Air Basin form natural horizontal barriers to the dispersion of
air contaminants. The wind generally flows south-southeast through the valley, through the
Tehachapi Pass and into the Mojave Desert Air Basin portion of Kern County. As the wind moves
through the Air Basin, it mixes with the air pollution generated locally, generally transporting air

pollutants from the north to the south in the summer and in a reverse flow in the winter.

The winds and unstable air conditions experienced during the passage of winter storms result in
periods of low pollutant concentrations and excellent visibility. Between winter storms, high
pressure and light winds allow cold moist air to pool on the San Joaquin Valley floor. This creates
strong, low-level temperature inversions and very stable air conditions, which can lead to Tule
fog. Wintertime conditions favorable to fog formation are also conditions favorable to high

concentrations of PM2s and PMauo.

Existing Air Quality Conditions

The local air quality can be evaluated by reviewing relevant air pollution concentrations near the
Project area. Table 3.3-1 summarizes 2018 through 2020 published monitoring data, which is the
most recent three-year period available. The table displays data from the Visalia-N. Church Street
(located approximately 3.69 miles southeast of the Project site.) The data shows that during the
past few years, the Project area has exceeded the standards for ozone (state and national), PMio
(state and national), and PM:s (state and national). The data in the table reflects the concentration
of the pollutants in the air measured using air monitoring equipment. This differs from emissions,
which are calculations of a pollutant being emitted over a certain period. No recent monitoring

data for Tulare County or the San Joaquin Valley Air Basin was available for CO or SO:. Generally,

1 San Joaquin Valley Air Pollution Control District (SJVAPCD). 2015. Guidance for Assessing and Mitigating Air Quality Impacts.
Revised March 19, 2015. Website: https://www.valleyair.org/transportation/ GAMAQILpdf. Accessed August 1, 2022 and April 5,
2023.
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no monitoring is conducted for pollutants that are no longer likely to exceed ambient air quality

standards.
Table 3.3-1
Air Quality Monitoring Summary
Air Pollutant Averaging ltem 2018 2019 2020
Time
Ozone! 1 Hour Max 1 Hour (ppm) 0.112 0.093 0.127
Days > State Standard (0.09 ppm) 8 0 7
Ozone! 8 Hour Max 8 Hour (ppm) 0.095 0.082 0.103
Days > State Standard (0.07 ppm) 58 26 37
Days > National Standard (0.070 36 22 53
pPm)
Carbon 8 Hour Max 8 Hour (ppm) ND ND ND
monoxide Days > State Standard (2.0 ppm) ND ND ND
(CO) Days > National Standard (9 ppm) ND ND ND
Nitrogen Annual Annual Average (ppm) 0.010 0.009 0.009
dioxide (NO2)! 1 Hour Max 1 Hour (ppm) 0.069 0.070 0.053
Days > State Standard (0.18 ppm) 0 0 0
Sulfur dioxide Annual Annual Average (ppm) ND ND ND
(SO2) 24 Hour Max 24 Hour (ppm) ND ND ND
Days > State Standard (0.04 ppm) ND ND ND
Inhalable Annuall Annual Average (ug/m3) 52.0 46.3 60.5
coarse 24 hour 24 Hour (ug/m3) 159.6 418.5 305.7
porﬂclles Days > State Standard (50 ug/m3) 164.4 115.8 157.0
(PMio) Days > National Standard (150 0.0 5.0 20.2
Hg/m3)
Fine Annudl Annual Average (ug/m3) 17.4 12.3 19.6
particulate 24 Hour 24 Hour (ug/m?d) 96.2 47.2 127.1
matter > i
fvied 5;);;3) National Standard (35 42.3 19.9 51.2
Notes:
> = exceed ppm = parts per million Mg/m3 = micrograms per cubic meter
ID = insufficient data ND = no data max = maximum
Bold = exceedance
State Standard = California Ambient Air Quality Standard
National Standard = National Ambient Air Quality Standard
I Visalio-N. Church Street Monitoring Station
Source: California Air Resources Board (ARB). 2021a. iIADAM: Air Quality Data Statistics. Welbsite:
https://www.arb.ca.gov/adam/. Accessed September 27, 2021.

The health impacts of the various air pollutants of concern can be presented in a number of ways.
The clearest of these is comparable with the state and federal ozone standards. If concentrations
are below the standard, it is safe to say that no health impact would occur to anyone. When
concentrations exceed the standard, impacts will vary based on the amount by which the
standard is exceeded. The U.S. Environmental Protection Agency (EPA) developed the Air
Quality Index (AQI) as an easy-to-understand measure of health impacts compared with

concentrations in the air.

Table 3.3-2 provides a description of the health impacts of ozone at different concentrations.
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Table 3.3-2
Air Quality Index and Health Effects from Ozone?

Air Quality Index/

Health Effects D ipti
8-hour Ozone Concentration ea ects Description

AQI—51-100—Moderate Sensitive Groups: Children and people with asthma are the groups

Concenfration 55-70 ppb most at risk.

Health Effects Statements: Unusually sensitive individuals may
experience respiratory symptoms.

Cautionary Statements: Unusually sensitive people should consider
limiting prolonged outdoor exertion.

AQI—101-150—Unhealthy for | Sensitive Groups: Children and people with asthma are the groups
Sensitive Groups most af risk.

Concentration 71-85 ppb Health Effects Statements: Increasing likelihood of respiratory
symptoms and breathing discomfort in active children and adults
and people with respiratory disease, such as asthma.

Cauvutionary Statements: Active children and adults, and people
with respiratory disease, such as asthma, should limit prolonged
outdoor exertion.

AQI—151-200—Unhealthy Sensitive Groups: Children and people with asthma are the groups

Concentration 86-105 ppb most af risk.

Health Effects Statements: Greater likelihood of respiratory
symptoms and breathing difficulty in active children and adulfs
and people with respiratory disease, such as asthma; possible
respiratory effects in general population.

Cautionary Statements: Active children and adults, and people
with respiratory disease, such as asthma, should avoid prolonged
outdoor exertion; everyone else, especially children, should limit
prolonged outdoor exertion.

AQI—201-300—Very Unhealthy Sensitive Groups: Children and people with asthma are the groups

Concentration 106-200 ppb most at risk.

Health Effects Statements: Increasingly severe symptoms and
impaired breathing likely in active children and adults and people
with respiratory disease, such as asthma; increasing likelihood of
respiratory effects in general population.

Cautionary Statements: Active children and adults, and people
with respiratory disease, such as asthma, should avoid all outdoor

2 Air Now. 2021. AQI Calculator: AQI to Concentration. Website: https://www.airnow.gov/aqi/aqi-calculator-concentration/.
Accessed August 1, 2022.
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Air Quality Index/

Health Effects Description
8-hour Ozone Concentration P

exertion; everyone else, especially children, should limit outdoor
exertion.

The AQI for the 8-hour ozone standard is based on the current NAAQS of 70 parts per billion
(ppb). Based on the AQI scale for the 8-hour ozone standard, the Project area experienced zero
days in the last three years that would be categorized as very unhealthy (AQI 201-300), and as
many as 137 days that were either unhealthy (AQI 151-200) or unhealthy for sensitive groups
(AQI 101-150), violating the 70-ppb standard as measured at the Visalia-N. Church Street
monitoring station. The highest reading was 103 parts per billion (ppb) in 2020, compared with
the 105-ppb cutoff point for unhealthy. The most days over the standard was 58 days in 2018.

The other nonattainment pollutant of concern is PM2s. An AQI of 100 or lower is considered
moderate and would be triggered by a 24-hour average concentration of 12.1 to 35.4 pg/m?. An
AQI of 101 to 150 or 35.5 to 55.4 ug/m? is considered unhealthful for sensitive groups. When
concentrations reach this amount, it is considered an exceedance of the federal PM2s standard.
The monitoring station nearest the Project exceeded the standard on approximately 113.4 days in
the three-year period spanning from 2018 to 2020. The highest number of exceedances was
recorded in 2020 with 51.2 days over the standard. People with respiratory or heart disease, the
elderly, and children are the groups most at risk. Unusually sensitive people should consider

reducing prolonged or heavy exertion.

The AQI of 151 to 200 is classified as unhealthy for everyone. This AQI classification is triggered
when PMzs concentration ranges from 55.4 to 150.4 pg/m?®. At this concentration, there is
increasing likelihood of respiratory symptoms in sensitive individuals, aggravation of heart or
lung disease and premature mortality in persons with cardiopulmonary disease, and in the
elderly. People with respiratory or heart disease, the elderly, and children should limit prolonged
exertion. Everyone else should reduce prolonged or heavy exertion. The highest concentration
recorded at the Visalia—N. Church Street monitoring station in the last three years was 127.1
ug/m? (AQI 192) in 2020. At this concentration, increased aggravation of heart or lung disease and
premature mortality in persons with cardiopulmonary disease and the elderly and increased
respiratory effects in general population would occur. People with respiratory or heart disease,
the elderly, and children should avoid prolonged exertion; everyone else should limit prolonged
exertion when the AQI exceeds this level. The relationship of the AQI to health effects is provided
in Table 3.3-3.

CITY OF VISALIA | Crawford & Bowen Planning, Inc. 3.3-5



Carleton Acres Specific Plan EIR | Chapter 3

Table 3.3-3
Air Quality Index and Health Effects of Particulate Pollution3

Air Quality Index/

Health Effects Description
PM2s Concentration 1p1

AQI—51-100—Moderate Sensitive Groups: Some people who may be unusually

sensitive to particle.
Concenftration 12.1-35.4 ug/ms

Health Effects Statements: Unusually sensitive people
should consider reducing prolonged or heavy exertion.

Cautionary Statements: Unusually sensitive people:
Consider reducing prolonged or heavy exertion. Watfch
for symptoms such as coughing or shortness of breath.
These are signs to take it easier.

AQI—101-150—Unhealthy for Sensitive Groups: Sensitive groups include people with
Sensitive Groups heart or lung disease, older adults, children, and

teenagers.
Concenftration 35.5-55.4 ug/ms3

Health Effects Statements: Increasing likelihood of
respiratory symptoms in sensitive individuals, aggravation
of heart or lung disease and premature mortality in
persons with cardiopulmonary disease, and the elderly.

If you have heart disease: Symptoms such as palpitations,
shortness of breath, or unusual fatigue may indicate a
serious problem. If you have any of these, contact your
health care provider.

AQI—151-200—Unhealthy Sensitive Groups: Children and people with asthma are

the groups most af risk.
Concentration 86-105 ug/ms3

Health Effects Statements: Greater likelihood of respiratory
symptoms and breathing difficulty in active children and
adults and people with respiratory disease, such as
asthma; possible respiratory effects in general population.

Cautionary Statements: Active children and adults, and
people with respiratory disease, such as asthma, should
avoid prolonged outdoor exertion; everyone else,

3 Ibid.
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Air Quality Index/

] Health Effects Description
PM2s Concentration

especially children, should limit prolonged outdoor
exertion.

AQI—201-300—Very Unhealthy | Sensitive Groups: Children and people with asthma are

the groups most af risk.
Concentration 106-200 ug/m3

Health Effects Statements: Increasingly severe symptoms
and impaired breathing likely in active children and adults
and people with respiratory disease, such as asthma;
increasing likelihood of respiratory effects in general
population.

Cautionary Statements: Active children and adults, and
people with respiratory disease, such as asthma, should
avoid all outdoor exertion; everyone else, especially
children, should limit outdoor exertion.

Attainment Status

The EPA and the California Air Resources Board (ARB) designate air basins where ambient air
quality standards are exceeded as “nonattainment” areas. If standards are met, the area is
designated as an “attainment” area. If there is inadequate or inconclusive data to make a
definitive attainment designation, they are considered “unclassified.” National nonattainment
areas are further designated as marginal, moderate, serious, severe, or extreme as a function of

deviation from standards.

Each standard has a different definition, or “form” of what constitutes attainment, based on
specific air quality statistics. For example, the federal 8-hour CO standard is not to be exceeded
more than once per year; therefore, an area is in attainment of the CO standard if no more than
one 8-hour ambient air monitoring values exceeds the threshold per year. In contrast, the federal
annual PMzs standard is met if the three-year average of the annual average PM2s concentration

is less than or equal to the standard.

The current attainment designations for the Air Basin are shown in Table 3.3-4. The Air Basin is

designated as nonattainment for ozone, PM1, and PMozs.
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Table 3.3-4
San Joaquin Valley Air Basin Aitainment Status

Pollutant State Status National Status

Ozone—One Hour Nonattainment/Severe No Standard

Ozone—Eight Hour Nonattainment Nonattainment/Extreme

Carbon monoxide Attainment/Unclassified | Merced, Madera, and Kings Counties
are unclassified; others are in
Attainment

Nitfrogen dioxide Attainment Attainment/Unclassified

Sulfur dioxide Attainment Attainment/Unclassified

PMio Nonattainment Attainment

PMa.s Nonattainment Nonattainment

Lead Attainment No Designation/Classification

Source of State status: California Air Resources Board (ARB). 2013c. Area Designation Maps/State and National.
2012 State Area Designations. Page last reviewed October 18, 2017. Website: https://ww2.arb.ca.gov
/resources/documents/maps-state-and-federal-area-designations. Accessed April 3, 2021.

Source of National status: U.S. Environmental Protection Agency (EPA). 2021a. Green Book Nonattainment
Areas for Criteria Pollutants as of September 30, 2021. Website: https://www.epa.gov/green-book. Accessed
October 7, 2021 and April 5, 2023.

Source of additional status information: San Joaquin Valley Air Pollution Control District (SJIVAPCD). 2017a.
Ambient Air Quality Standards & Valley Attainment Status. Website:
https://www.valleyair.org/aqginfo/attainment.htm. Accessed August 1, 2022 and April 5, 2023.

Regulatory Setting

Federal Regulations

Clean Air Act

Congress established much of the basic structure of the Clean Air Act (CAA) in 1970, and made
major revisions in 1977 and 1990. Six common air pollutants (also known as criteria pollutants)
are addressed in the CAA: particulate matter, ground-level ozone, carbon monoxide (CO), sulfur
oxides (SOx), nitrogen oxides (NOx), and lead. The EPA labels these pollutants as criteria air
pollutants because they are regulated by developing human health-based and/or
environmentally based criteria (science-based guidelines), which sets permissible levels. The set

of limits based on human health are called primary standards. Another set of limits intended to
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prevent environmental and property damage are called secondary standards.* The federal
standards are called National Ambient Air Quality Standards (NAAQS). The air quality
standards provide benchmarks for determining whether air quality is healthy at specific locations
and whether development activities will cause or contribute to a violation of the standards. The

criteria pollutants are:

e Ozone e Particulate matter (PMio and PMas)
e Nitrogen dioxide (NOy) e Carbon monoxide (CO)
o Lead e Sulfur dioxide

The federal standards were set to protect public health, including that of sensitive individuals;
thus, the EPA is tasked with updating the standards as more medical research is available
regarding the health effects of the criteria pollutants. Primary federal standards are the levels of

air quality necessary, with an adequate margin of safety, to protect the public health.>

State of California Regulations

California Clean Air Act

The California Legislature enacted the California Clean Air Act (CCAA) in 1988 to address air
quality issues of concern not adequately addressed by the federal CAA at the time. California’s
air quality problems were and continue to be some of the most severe in the nation, and required
additional actions beyond the federal mandates. The California Air Resources Board (ARB)
administers California Ambient Air Quality Standards (CAAQS) for the 10 air pollutants
designated in the CCAA. The 10 state air pollutants are the six federal standards listed above as
well visibility-reducing particulates, hydrogen sulfide, sulfates, and vinyl chloride. The EPA
authorized California to adopt its own regulations for motor vehicles and other sources that are
more stringent than similar federal regulations implementing the CAA. The federal and state
ambient air quality standards, relevant effects, properties, and sources of the pollutants are
summarized in Table 2 of Appendix C. Additional discussion related to air pollutants and health
effects is provided on pages 25 through 27 of the Air Quality and Greenhouse Gas/Energy Analysis
Report included as Appendix C. The discussion of Toxic Air Contaminants is provided on page
19 of Appendix C.

4 U.S. Environmental Protection Agency (EPA). 2014. Clean Air Act Requirements and History. Website:

https://www.epa.gov/clean-air-act-overview/clean-air-act-requirements-and-history. Accessed September 26, 2021.

5 California Air Resources Board (ARB). 2016. https://ww?2.arb.ca.gov/sites/default/files/2020-07/aaqs2.pdf. May 4. Website:
https://ww?2.arb.ca.gov/sites/default/files/2020-07/aaqs2.pdf. Accessed October 7, 2021 and April 5, 2023.
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Air Quality Plans and Regulations

Air pollutants are regulated at the national, state, and air basin or county level, and each agency
has a different level of regulatory responsibility: the EPA regulates at the national level, the ARB

at the state level, and the District at the air basin level.

The EPA is responsible for national and interstate air pollution issues and policies. The EPA sets
national vehicle and stationary source emission standards, oversees approval of all State
Implementation Plans, provides research and guidance for air pollution programs, and sets

National Ambient Air Quality Standards—also known as the federal standards described earlier.

A State Implementation Plan (SIP) is a document prepared by each state describing existing air
quality conditions and measures that will be followed to attain and maintain federal standards.
The SIP for the State of California is administered by the ARB, which has overall responsibility
for statewide air quality maintenance and air pollution prevention. California’s SIP incorporates
individual federal attainment plans for regional air districts; specifically, an air district prepares
their federal attainment plan, which is sent to ARB to be approved and incorporated into the
California State Implementation Plan. Federal attainment plans include the technical foundation
for understanding air quality (e.g., emission inventories and air quality monitoring), control
measures and strategies, and enforcement mechanisms. The ARB then submits the SIP to the EPA
for approval. After reviewing submitted SIPs, the EPA proposes to approve or disapprove all or
part of each plan. The public has an opportunity to comment on the EPA’s proposed action. The
EPA considers public input before taking final action on a state’s plan. If the EPA approves all or
part of a SIP, those control measures are enforceable in federal court. If a state fails to submit an
approvable plan or if the EPA disapproves a plan, the EPA is required to develop a federal

implementation plan (FIP). The SIP approval process often takes several years.

The most recent federally approved attainment plans for the SJVAPCD are the 2007 8-hour Ozone
Attainment Plan and the 2012 PM:s Plan for the 2006 PM:2s standard. The Air Basin is designated
as an extreme ozone nonattainment area for the EPA’s 2008 8-hour ozone standard of 75 ppb. The
plan to address this standard was adopted by the SJVAPCD on June 16, 2016. The ARB approved
the attainment demonstration plan for the San Joaquin Valley on July 21, 2016 and transmitted
the plan to EPA on August 24, 2016. The plan for areas designated extreme nonattainment must
demonstrate attainment of the new ozone standard by December 31, 2031. The 2016 Ozone Plan
predicts attainment of the 2008 standard by 2031. On June 30, 2020, US EPA approved portions
of the 2018 Plan for the 1997, 2006, and 2012 PM:s Standards and the San Joaquin Valley
Supplement to the 2016 State Strategy for the State Implementation Plan related to the 2006 24-
hour PM2.5 National Ambient Air Quality Standard (NAAQS) of 35 pg/m?3. Additionally, EPA
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granted an extension of the Serious area attainment date for the 2006 PM:2s NAAQS from
December 31, 2019, to December 31, 2024. Federal review of portions of the plan that pertain to
the other PMzs standards will continue in 2020. The EPA Administrator signed the Final Rule
revising the 8-hour ozone standard to 70 ppm on October 1, 2015. EPA designated the San Joaquin
Valley as Extreme nonattainment for this standard in August 2018, with an attainment deadline
of 2037. The SJVAPCD is mandated under federal Clean Air Act requirements to develop a new

attainment plan for the revised ozone standard by 2022.°

Areas designated nonattainment must develop air quality plans and regulations to achieve
standards by specified dates, depending on the severity of the exceedances. For much of the
country, implementation of federal motor vehicle standards and compliance with federal
permitting requirements for industrial sources are adequate to attain air quality standards on
schedule. For many areas of California, however, additional state and local regulation is required

to achieve the standards. Regulations adopted by California are described below.

Low-Emission Vehicle Program. The ARB first adopted Low-Emission Vehicle (LEV) program
standards in 1990. These first LEV standards ran from 1994 through 2003. LEV II regulations,
running from 2004 through 2010, represent continuing progress in emission reductions. As the
State’s passenger vehicle fleet continues to grow and more sport utility vehicles and pickup trucks
are used as passenger cars rather than work vehicles, the more stringent LEV II standards were
adopted to provide reductions necessary for California to meet federally mandated clean air goals
outlined in the 1994 State Implementation Plan. In 2012, ARB adopted the LEV III amendments
to California’s LEV regulations. These amendments, also known as the Advanced Clean Car
Program, include more stringent emission standards for model years 2017 through 2025 for both

criteria pollutants and GHGs for new passenger vehicles.”

On-Road Heavy-Duty Vehicle Program. The ARB has adopted standards for emissions from
various types of new on-road heavy-duty vehicles. Section 1956.8, Title 13, California Code of
Regulations contains California’s emission standards for on-road heavy-duty engines and
vehicles, as well as test procedures. ARB has also adopted programs to reduce emissions from in-
use heavy-duty vehicles including the Heavy-Duty Diesel Vehicle Idling Reduction Program, the
Heavy-Duty Diesel In-Use Compliance Program, the Public Bus Fleet Rule and Engine Standards,

and the School Bus Program and others.®

6 Ibid. Page 32.
7 Tbid.
8 Ibid. Page 32.
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ARB Truck and Bus Regulation. The latest amendments to the Truck and Bus regulation became
effective on December 31, 2014. The amended regulation requires diesel trucks and buses that
operate in California to be upgraded to reduce emissions. Newer heavier trucks and buses must
meet PM filter requirements beginning January 1, 2012. Lighter and older heavier trucks must be
replaced starting January 1, 2015. By January 1, 2023, nearly all trucks and buses will need to have

2010 model year engines or equivalent.

The regulation applies to nearly all privately and federally owned diesel-fueled trucks and buses
and to privately and publicly owned school buses with a gross vehicle weight rating (GVWR)
greater than 14,000 pounds. The regulation provides a variety of flexibility options tailored to
fleets operating low-use vehicles, fleets operating in selected vocations like agricultural and

construction, and small fleets of three or fewer trucks.’

Advanced Clean Truck Regulation. The Advanced Clean Trucks regulation was approved on
June 25, 2020 and has two main components, a manufacturers ZEV sales requirement and a one-
time reporting requirement for large entities and fleets. Promoting the development and use of
advanced clean trucks will help CARB achieve its emission reduction strategies as outlined in the
State Implementation Plan (SIP), Sustainable Freight Action Plan, Senate Bill (S5B) 350, and
Assembly Bill (AB) 32.

The proposed regulation has two components including a manufacturer sales requirement, and

a reporting requirement:

e Zero-emission truck sales: Manufacturers who certify Class 2b-8 chassis or complete
vehicles with combustion engines would be required to sell zero-emission trucks as an
increasing percentage of their annual California sales from 2024 to 2035. By 2035, zero-
emission truck/chassis sales would need to be 55% of Class 2b — 3 truck sales, 75% of Class
4 -8 straight truck sales, and 40% of truck tractor sales.

e Company and fleet reporting: Large employers including retailers, manufacturers,
brokers and others would be required to report information about shipments and shuttle
services. Fleet owners, with 50 or more trucks, would be required to report about their
existing fleet operations. This information would help identify future strategies to ensure
that fleets purchase available zero-emission trucks and place them in service where

suitable to meet their needs.10

9 Ibid, Page 33.
10 Ibid, Page 34.
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ARB Regulation for In-Use Off-Road Diesel Vehicles. On July 26, 2007, the ARB adopted a
regulation to reduce DPM and nitrous oxide (NOx) emissions from in-use (existing) off-road
heavy-duty diesel vehicles in California. Such vehicles are used in construction, mining, and
industrial operations. The regulation limits idling to no more than five consecutive minutes,
requires reporting and labeling, and requires disclosure of the regulation upon vehicle sale. The
ARB is enforcing that part of the rule with fines up to $10,000 per day for each vehicle in violation.
Performance requirements of the rule are based on a fleet’s average NOx emissions, which can be
met by replacing older vehicles with newer, cleaner vehicles or by applying exhaust retrofits. The
regulation was amended in 2010 to delay the original timeline of the performance requirements,
making the first compliance deadline January 1, 2014 for large fleets (over 5,000 horsepower),
2017 for medium fleets (2,501-5,000 horsepower), and 2019 for small fleets (2,500 horsepower or

less).

ARB Regulation for Consumer Products. The ARB Consumer Products Regulation was last
amended in January 2015. The ARB regulates the VOC content of a wide variety of consumer
products sold and manufactured in California. The purpose of the regulation is to reduce the
emission of ozone precursors, TACs, and GHG emissions in products that are used by homes and
businesses. The regulated products include but are not limited to solvents, adhesives, air
fresheners, soaps, aromatic compounds, windshield cleaners, charcoal lighter, dry cleaning

fluids, floor polishes, and general cleaners and degreasers.!!

ARB Airborne Toxic Control Measure for Asbestos. In July 2001, the ARB approved an Air Toxic
Control Measure for construction, grading, quarrying, and surface mining operations to
minimize emissions of naturally occurring asbestos. The regulation requires application of best
management practices to control fugitive dust in areas known to have naturally occurring
asbestos and requires notification to the local air district prior to commencement of ground-
disturbing activities. The measure establishes specific testing, notification and engineering
controls prior to grading, quarrying, or surface mining in construction zones where naturally
occurring asbestos is located on projects of any size. There are additional notification and
engineering controls at work sites larger than 1 acre in size. These projects require the submittal

of a Dust Mitigation Plan and approval by the air district prior to the start of a project.

Construction sometimes requires the demolition of existing buildings where construction occurs.
Buildings often include materials containing asbestos. Asbestos is also found in a natural state,

known as naturally occurring asbestos. Exposure and disturbance of rock and soil that naturally

11 1bid. Page 34.
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contain asbestos can result in the release of fibers into the air and consequent exposure to the
public. Asbestos most commonly occurs in ultramafic rock that has undergone partial or complete
alteration to serpentine rock (serpentinite) and often contains chrysotile asbestos. In addition,
another form of asbestos, tremolite, can be found associated with ultramafic rock, particularly
near faults. Sources of asbestos emissions include unpaved roads or driveways surfaced with
ultramafic rock, construction activities in ultramafic rock deposits, or rock quarrying activities

where ultramafic rock is present.

The ARB has an Air Toxic Control Measure for construction, grading, quarrying, and surface
mining operations, requiring the implementation of mitigation measures to minimize emissions
of asbestos-laden dust. The measure applies to road construction and maintenance, construction
and grading operations, and quarries and surface mines when the activity occurs in an area where
naturally occurring asbestos is likely to be found. Areas are subject to the regulation if they are
identified on maps published by the Department of Conservation as ultramafic rock units or if
the Air Pollution Control Officer or owner/operator has knowledge of the presence of ultramafic
rock, serpentine, or naturally occurring asbestos on the site. The measure also applies if ultramafic

rock, serpentine, or asbestos is discovered during any operation or activity.

Diesel Risk Reduction Plan. The ARB’s Diesel Risk Reduction Plan has led to the adoption of
state regulatory standards for all new on-road, off-road, and stationary diesel-fueled engines and
vehicles to reduce DPM emissions by about 90 percent overall from year 2000 levels. The
projected emission benefits associated with the full implementation of this plan, including federal
measures, are reductions in DPM emissions and associated cancer risks of 75 percent by 2010, and
85 percent by 2020.12

San Joaquin Valley Air Pollution Control District Regulations

The San Joaquin Valley Air Pollution Control District (District or SJVAPCD) is responsible for
controlling emissions primarily from stationary sources. The District, in coordination with eight
countywide transportation agencies, is also responsible for developing, updating, and

implementing air quality plans for the Air District.

12 Ibid, Page 35.
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Ozone Plans

The Air Basin is designated nonattainment of state and federal health-based air quality standards
for ozone. To meet Clean Air Act requirements for the one-hour ozone standard, the District
adopted an Extreme Ozone Attainment Demonstration Plan in 2004, with an attainment date of
2010. Although the EPA revoked the federal 1-hour ozone standard effective June 15, 2005 and
replaced it with an 8-hour standard, the requirement to submit a plan for that standard remained

in effect for the San Joaquin Valley.

The planning requirements for the 1-hour plan remain in effect until replaced by a federal 8-hour
ozone attainment plan. On March 8, 2010, the EPA approved the 2004 Extreme Ozone Attainment
Demonstration Plan, including revisions to the plan, effective April 7, 2010. However, the Air
Basin failed to attain the standard in 2010 and was subject to a $29-million Clean Air Act penalty.
The penalty is being collected through an additional $12 motor vehicle registration surcharge for
each passenger vehicle registered in the Air Basin that will be applied to pollution reduction
programs in the region. The District also instituted a more robust ozone episodic program to
reduce emissions on days with the potential to exceed the ozone standards. On July 18, 2016, the
EPA published in the Federal Register a final action determining that the San Joaquin Valley has
attained the 1-hour ozone national ambient air quality standard. This determination is based on
the most recent three-year period (2012-2014) of sufficient, quality-assured, and certified data.
The penalty fees remain in place pending submittal of a demonstration that the San Joaquin

Valley will maintain the 1-hour standard for 10 years.!?

The EPA originally classified the Air Basin as serious nonattainment for the 1997 federal 8-hour
ozone standard with an attainment date of 2013. On April 30, 2007, the District’s Governing Board
adopted the 2007 Ozone Plan, which contained analysis showing a 2013 attainment target to be
infeasible. The 2007 Ozone Plan details the plan for achieving attainment on schedule with an
“extreme nonattainment” deadline of 2024. At its adoption of the 2007 Ozone Plan, the District
also requested a reclassification to extreme nonattainment. ARB approved the plan in June 2007,

and the EPA approved the request for reclassification to extreme nonattainment on April 15, 2010.

The 2007 Ozone Plan contains measures to reduce ozone and particulate matter precursor
emissions to bring the Basin into attainment with the federal 8-hour ozone standard. The 2007
Ozone Plan calls for a 75 percent reduction of NOx and a 25 percent reduction of reactive organic

gases (ROG). Figure 1 of the Air Quality and Greenhouse Gas/Energy Analysis Report included in

13 Ibid, Page 35.
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Appendix C displays the anticipated NOx reductions attributed in the 2007 Ozone Plan (Source:
2007 Ozone Plan). The plan, with innovative measures and a “dual path” strategy, assures
expeditious attainment of the federal 8-hour ozone standard for all Air Basin residents. The
District Governing Board adopted the 2007 Ozone Plan on April 30, 2007. The ARB approved the
plan on June 14, 2007. The 2007 Ozone Plan requires yet to be determined “Advanced
Technology” to achieve additional reductions after 2021, in order to attain the standard at all
monitoring stations in the Air Basin by 2024 as allowed for areas designated extreme

nonattainment by the federal Clean Air Act.

The Air Basin is designated as an extreme ozone nonattainment area for the EPA’s 2008 8-hour
ozone standard of 75 ppb. The District’'s Governing Board approved the 2016 Plan for the 2008 8-
Hour Ozone Standard on June 16, 2016. The ARB approved the attainment demonstration plan
for the San Joaquin Valley on July 21, 2016 and transmitted the plan to EPA on August 24, 2016.
The comprehensive strategy in this plan will reduce NOx emissions by over 60 percent between
2012 and 2031 and will bring the San Joaquin Valley into attainment of the EPA’s 2008 8-hour
ozone standard as expeditiously as practicable, no later than December 31, 2031. The 2016 Ozone
Plan predicts attainment of the 2008 standard by 2031." To ensure that the plan is approvable
with the necessary contingencies, the plan includes a “Black Box” that will require

implementation of new advanced technologies and controls prior to the 2031 deadline.

The EPA Administrator signed the Final Rule revising the 8-hour ozone standard to 70 ppm on
October 1, 2015. The new standard will require the District to prepare a new attainment to achieve

the more stringent emission level within 20 years from the effective date of designation.'®

State ozone standards do not have an attainment deadline but require implementation of all
feasible measures to achieve attainment at the earliest date possible. This is achieved through

compliance with the federal deadlines and control measure requirements.
Particulate Matter Plans

The Air Basin was designated nonattainment of state and federal health-based air quality
standards for PMuo. The Air Basin is also designated nonattainment of state and federal standards
for PMzs.

14 Tbid, Page 36.
15 Tbid.
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To meet Clean Air Act requirements for the PMiw standard, the District adopted a PMuio
Attainment Demonstration Plan (Amended 2003 PMio Plan and 2006 PM1o Plan), which has an
attainment date of 2010. The District adopted the 2007 PMio Maintenance Plan in September 2007
to assure the San Joaquin Valley’s continued attainment of the EPA’s PMio standard. The EPA
designated the valley as an attainment/maintenance area for PMi on September 25, 2008.
Although the San Joaquin Valley has exceeded the standard since then, those days were
considered exceptional events that are not considered a violation of the standard for attainment

purposes.

The 2008 PM25 Plan builds upon the comprehensive strategy adopted in the 2007 Ozone Plan to
bring the Air Basin into attainment of the 1997 national standards for PMzs. The EPA has
identified NOx and SO: as precursors that must be addressed in air quality plans for the 1997
PM2s standards. The 2008 PM2s Plan is a continuation of the District’s strategy to improve the air
quality in the Air Basin. The EPA issued final approval of the 2008 PMz5 Plan on November 9,
2011, which became effective on January 9, 2012. The EPA approved the emissions inventory, the
reasonably available control measures/reasonably available control technology demonstration,
reasonable further progress demonstration, attainment demonstration and associated air quality
modeling, and the transportation conformity motor vehicle emissions budgets. The EPA also
granted California’s request to extend the attainment deadline for the San Joaquin Valley to April
5, 2015 and approved commitments to measures and reductions by the District and the ARB.
Finally, it disapproved the State Implementation Plan’s contingency provisions and issued a

protective finding for transportation conformity determinations.

In December 2012, the District adopted the 2012 PM25 Plan to bring the San Joaquin Valley into
attainment of the EPA’s 2006 24-hour PM:2s standard of 35 pg/m?. The ARB approved the District’s
2012 PM2s5 Plan for the 2006 standard at a public hearing on January 24, 2013.1¢ This plan seeks to
bring the Valley into attainment with the standard by 2019.

The 2015 Plan for the 1997 PM2s Standard approved by the District Governing Board on April 16,
2015—will bring the Valley into attainment of the EPA’s 1997 PM:sstandard as expeditiously as
practicable, but no later than December 31, 2020. The plan was required to request reclassification

to Serious nonattainment and to extend the attainment date from 2018 to 2020.17

The 2016 Moderate Area Plan for the 2012 PM:s Standard was adopted on September 15, 2016.

This plan includes an attainment impracticability demonstration and request for reclassification

16 Tbid, Page 37.
17 Ibid, Page 38.
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of the Valley from Moderate nonattainment to Serious nonattainment. The 2016 PM2s Plan is

under ARB review.!8

The District adopted the 2018 Plan for the 1997, 2006, and 2012 PM:s Standards on November 15,
2018. This plan provides a combined strategy to address the EPA federal 1997 annual PMa2s
standard of 15 pg/m?® and 24-hour PMzs standard of 65 pg/m?; the 2006 24-hour PM2s standard of
35 pug/m?; and the 2012 annual PM:2s standard of 12 ug/m3. This plan demonstrates attainment of
the federal PM2s standards as expeditiously as practicable. On June 30, 2020, US EPA approved
portions of the 2018 Plan for the 1997, 2006, and 2012 PM2s Standards and the San Joaquin Valley
Supplement to the 2016 State Strategy for the State Implementation Plan related to the 2006 24-
hour PM2s National Ambient Air Quality Standard (NAAQS) of 35 ug/m3. Additionally, EPA
granted an extension of the Serious area attainment date for the 2006 PM25s NAAQS from
December 31, 2019, to December 31, 2024. Federal review of portions of the plan that pertain to
the other PM:s standards were planned to continue in 2020; however, federal review of portions
of the plan that pertain to the other PM:s is currently ongoing (SJVAPCD 2020; SJVAPCD 2022).1

District Rules and Regulations

The District rules and regulations that may apply to the Project include, but are not limited to the

following:

Rule 4102—Nuisance. The purpose of this rule is to protect the health and safety of the public,
and applies to any source operation that emits or may emit air contaminants or other materials.

This rule is enforced on a complaint basis.

Rule 4601—Architectural Coatings. The purpose of this rule is to limit Volatile Organic
Compounds (VOC) emissions from architectural coatings. Emissions are reduced by limits on
VOC content and providing requirements on coatings storage, cleanup, and labeling. Only

compliant components are available for purchase in the San Joaquin Valley.

Rule 4641—Cutback, Slow Cure, and Emulsified Asphalt, Paving and Maintenance
Operations. The purpose of this rule is to limit VOC emissions from asphalt paving and
maintenance operations. If asphalt paving will be used, then the paving operations will be subject

to Rule 4641. This regulation is enforced on the asphalt provider.

18 Ibid.
19 Tbid.
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Rule 4901 —Wood-Burning Fireplaces and Wood-Burning Heaters. The purposes of this rule are
to limit emissions of carbon monoxide and particulate matter from wood-burning fireplaces,
wood-burning heaters, and outdoor wood-burning devices, and to establish a public education
program to reduce wood-burning emissions. All development that includes wood-burning

devices are subject to this rule.

Rule 4902 —Residential Water Heaters. In 2009, the District amended Rule 4902 to strengthen the
rule by lowering the limit to 10 nanograms per joule (ng/J) for new or replacement water heaters,
and to a limit of 14 ng/] for instantaneous water heaters. Retailer compliance dates ranged from

2010 to 2012, depending on the unit type.

Regulation VIII—Fugitive PMw Prohibitions. Rules 8011-8081 are designed to reduce PMio
emissions (predominantly dust/dirt) generated by human activity, including construction and
demolition activities, road construction, bulk materials storage, paved and unpaved roads,
carryout and trackout, etc. All development projects that involve soil disturbance are subject to

at least one provision of the Regulation VIII series of rules.

Rule 9510 —Indirect Source Review. This rule reduces the impact of NOx and PMio emissions
from growth within the Air Basin. The rule places application and emission reduction
requirements on development projects meeting applicability criteria in order to reduce emissions
through on-site mitigation, off-site District-administered projects, or a combination of the two.
The Project is subject to Rule 9510.

Local Regulations

City of Visalia Air Quality Goals and Policies

The Visalia General Plan was adopted on October 14, 2014 (City of Visalia 2014). The General
Plan lists the following policies that are supportive of improved air quality. Policies that are

directly related to the Project are listed below:

o AQ-P-2. Require use of Best Management Practices (BMPs) to reduce particulate emission
as a condition of approval for all subdivisions, development plans and grading permits, in

conformance with the San Joaquin Valley Air Pollution Control District Fugitive Dust Rule.

¢ AQ-P-3. Support implementation of the San Joaquin Valley Air Pollution Control District’s
regulations on the use of wood-burning fireplaces, as well as their regulations for the
installation of EPA-certified wood heaters or approved wood-burning appliances in new

residential development and a “No Burn” policy on days when the air quality is poor.
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e AQ-P-7.Be an active partner with the Air District in its “Spare the Air” program. Encourage
businesses and residents to avoid pollution-producing activities such as the use of
tireplaces and wood stoves, charcoal lighter fluid, pesticides, aerosol products, oil-based
paints, and automobiles and other gasoline engines on days when high ozone levels are

expected and promote low-emission vehicles and alternatives to driving.

e AQ-P-8. Update the Zoning Ordinance to strictly limit the development of drive-through
facilities, only allowing them in auto-oriented areas and prohibiting them in Downtown

and East Downtown.

e AQ-P-9. Continue to mitigate short-term construction impacts and long-term stationary
source impacts on air quality on a case-by-case basis and continue to assess air quality
impacts through environmental review. Require developers to implement Best
Management Practices (BMPs) to reduce air pollutant emissions associated with the

construction and operation of development projects.

e AQ-P-11. Continue to work in conjunction with the San Joaquin Valley Air Pollution
Control District and others to put in place additional Transportation Control Measures that

will reduce vehicle travel and improve air quality and to implement Air Quality Plans.
City of Visalia General Plan Environmental Impact Report (EIR)

The General Plan lists General Plan Policies to reduce air quality associated with buildout of the
General Plan, as analyzed in the General Plan EIR. The following policies from the Air Quality &
Greenhouse Gases Element were identified in the EIR to help reduce VMT in the City. AQ-P-8, AQ-
P-11, and the following:

e AQ-P-13. Where feasible, replace City vehicles with those that employ low-emission
technology.

The following policies from the Land Use Element support sustainable growth, including infill and
mixed-used development, which the General Plan EIR states will help reduce VMT in the City:
LU-P-44, LU-P-45, LU-P-46, LU-P-52, LUT-P-55, LUT-P-56, LUT-P-57, LU-P-72, LU-P-74, LUT-P-
78, LUT-P-80, LUT-P-83, LUT-P-85, LUT-P-100, and LU-P-108.

The following policies from the Land Use Element support pedestrian-oriented design, which the
General Plan EIR states will help reduce VMT in the City: LU-P-74, LU-P-62, LU-P-63, LU-P-66,
LU-P-91, and LU-P-93.
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The following policy from the Parks, Schools, Community Facilities, and Utilities Element supports
biking and walking, which the General Plan EIR states will help reduce VMT in the City: PSCU-
P-11.

The following policies from the Circulation Element promote transit and non-motorized
transportation (e.g., bicycling), which the General Plan EIR states will help reduce VMT in the
City: T-P-1, T-P-29, T-P-30, T-P-31, T-P-32, T-P-33, T-P-34, T-P-35, T-P-36, T-P-37, T-P-38, T-P-44,
T-P-45, T-P-46, T-P-47, TP-48, T-P-49, T-P-50, T-P-51, T-P-52, T-P-53, and T-P-54.

The following policies from the Air Quality & Greenhouse Gases Element help directly reduce area
and mobile sources in the Planning Area: AQ-P-2, AQ-P-3, AQ-P-7, AQ-P-8, AQ-P-9, AQ-P-11,

and the measures listed below.

e AQ-P-4. Support the San Joaquin Valley Air Pollution Control District’s “change-out”
program, which provides incentives to help homeowners replace old word-burning

tireplaces with EPA-certified non woodburning appliances.

Smoke released from fireplaces and wood stoves contains carbon monoxide, nitrogen dioxide, volatile
organic compounds, and inhalable particulate matter (PMuo). The change-out programs have been
successful in areas of the State where emissions from woodburning fireplaces cause significant air
pollution. Many grant programs offer cash rebates to encourage replacement of old wood-burning

appliances with more efficient ones.

e AQ-P-12. Support the implementation of Voluntary Emissions Reduction Agreements
(VERA) with the San Joaquin Valley Air Pollution Control District (the District) for

individual development projects that may exceed District significance thresholds.

A VERA is a voluntary mitigation measure where a project proponent provides pound-for-pound
mitigation of emissions increases through a process that develops, funds, and implements emissions
reduction projects, with the District serving a role of administrator of emissions reduction programs
and verifier of successful mitigation effort. To implement a VERA, the project proponent and the
District enter into a contractual agreement in which the project proponent agrees to mitigate project-
specific emissions by providing funds for the District’s Strategies and Incentives Program. The funds

are disbursed in the form of grants for projects that achieve emission reductions.

e AQ-P-13. Where feasible, replace City vehicles with those that employ low-emission
technology.
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The following policies from the Land Use Element and Parks, Schools, Community Facilities, and
Utilities Element support energy conservation, which will help reduce building energy

consumption and associated area source emissions: LU-P-38 and PSCU-P-14.

The policies described above from the Land Use Element, Parks, Schools, Community Facilities, and
Utilities Element, and Circulation Element that would reduce VMT would also reduce associated

mobile source emissions.

Thresholds of Significance

The CEQA Guidelines define a significant effect on the environment as “a substantial, or
potentially substantial, adverse change in the environment.” To determine if a project
would have a significant impact on air quality, the type, level, and impact of emissions

generated by the project must be evaluated.

The following air quality significance thresholds are contained in Appendix G of the CEQA

Guidelines. A significant impact would occur if the Project would:
a) Conflict with or obstruct implementation of the applicable air quality plan;

b) Resultin a cumulatively considerable net increase of any criteria pollutant for which
the project region is nonattainment under an applicable national or state ambient

air quality standard;
c) Expose sensitive receptors to substantial pollutant concentrations; or

d) Result in other emissions (such as those leading to odors adversely affecting a

substantial number of people).

While the final determination of whether a project is significant is within the purview of
the lead agency pursuant to Section 15064(b) of the CEQA Guidelines, the District
recommends that its quantitative air pollution thresholds be used to determine the
significance of project emissions. If the lead agency finds that the project has the potential
to exceed these air pollution thresholds, the project should be considered to have significant
air quality impacts. The applicable District thresholds and methodologies are contained

under each impact statement below.
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Impacts and Mitigation Measures

Impact 3.3-1: Would the project conflict with or obstruct implementation of the applicable air quality plan?

Significant and Unavoidable Impact. The CEQA Guidelines indicate that a significant impact
would occur if the Project would conflict with or obstruct implementation of the applicable air
quality plan(s). The GAMAQI indicates that projects that do not exceed SJVAPCD regional
criteria pollutant emissions quantitative thresholds would not conflict with or obstruct applicable
air quality plans (AQPs). An additional criterion regarding the Project’s implementation of
control measures was assessed to provide further evidence of the Project’s consistency with
current AQPs. This document employs the following criteria for determining project consistency
with the current AQPs:

1. Will the Project result in an increase in the frequency or severity of existing air quality
violations or cause or contribute to new violations, or delay timely attainment of air
quality standards or the interim emission reductions specified in the AQPs? This is
addressed by comparing the Project’s emissions to the thresholds of significance for
criteria pollutants.

2. Will the Project comply with applicable control measures in the AQPs? The primary
control measures applicable to development projects include Regulation VIII—Fugitive
PMio Prohibitions and Rule 9510 Indirect Source Review.

Contribution to Air Quality Violations

A measure for determining if a project is consistent with the air quality plans is whether the
project would result in an increase in the frequency or severity of existing air quality violations,
cause or contribute to new violations, or delay timely attainment of air quality standards or the
interim emission reductions specified in the air quality plans. Regional air quality impacts and
attainment of standards are the result of the cumulative impacts of all emission sources within
the air basin. Individual projects are generally not large enough to contribute measurably to an
existing violation of air quality standards. Therefore, the cumulative impact of the project is based
on its incremental contribution. Because of the region’s nonattainment status for ozone, PMas,
and PMuo, if project-generated emissions of either of the ozone precursor pollutants (ROG and
NOx), PMio, or PM25 would exceed the SJVAPCD’s significance thresholds, then the project would
be considered to contribute to violations of the applicable standards and conflict with the

attainment plans.

As discussed in Impact 3.3-2 below, emissions of ROG, NOx, CO, and PMuo associated with the
operation of the Project would exceed the SJVAPCD’s regional significance thresholds. Although
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the Project would exceed the criteria pollutant thresholds for several pollutants, the Visalia General
Plan EIR had already considered air quality to be a significant and unavoidable impact. In addition,
the proposed Specific Plan would provide residential uses that will be designed to satisfy existing
and future demand for quality housing in the area and would provide conveniently located
commercial development to serve north Visalia residents and the Carleton Acres development in a
growing area of the City of Visalia. Several goals and policies contained in the City of Visalia’s
General Plan promote walkable mixed-use development. As a mixed-use project located in a
developing area of a built-up city, the proposed Specific Plan would create a considerable amount
of internal capture among its components to reduce VMT compared to the same level of
development built with land uses geographically separated from each other. Nonetheless, the

impact would remain significant and unavoidable under this criterion.?

Compliance with Applicable Control Measures

The AQP contains a number of control measures, which are enforceable requirements through
the adoption of rules and regulations. A description of rules and regulations that apply to the

Project is provided below.

SJVAPCD Rule 9510—Indirect Source Review (ISR) is a control measure in the 2006 PM1o Plan
that requires NOx and PMio emission reductions from development projects in the San Joaquin
Valley. The NOx emission reductions help reduce the secondary formation of PM in the
atmosphere (primarily ammonium nitrate and ammonium sulfate) and also reduce the formation
of ozone. Reductions in directly emitted PMio reduce particles such as dust, soot, and aerosols.
Rule 9510 is also a control measure in the 2016 Plan for the 2008 8-Hour Ozone Standard.
Developers of projects subject to Rule 9510 must reduce emissions occurring during construction
and operational phases through on-site measures, or pay off-site mitigation fees. The Project is

required to comply with Rule 9510.

Regulation VIII—Fugitive PMio Prohibitions is a control measure that is one main strategies
from the 2006 PMu for reducing the PMio emissions that are part of fugitive dust. Residential
projects over 10 acres and non-residential projects over 5 acres are required to file a Dust Control

Plan (DCP) containing dust control practices sufficient to comply with Regulation VIII. The

20 Air Quality and Greenhouse Gas/Energy Analysis Report for the Carleton Acres Specific Plan. Prepared by Johnson, Johnson &
Miller Air Quality Consulting. See Appendix C, page 88.
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Project, or individual developments contemplated under the proposed Specific Plan, will be

required to prepare DCPs to comply with Regulation VIIL

Other control measures that apply to the Project are Rule 4641 —Cutback, Slow Cure, and
Emulsified Asphalt, Paving and Maintenance Operation that requires reductions in VOC
emissions during paving and Rule 4601 — Architectural Coatings that limits the VOC content of
all types of paints and coatings sold in the San Joaquin Valley. These measures apply at the point
of sale of the asphalt and the coatings, so Project compliance is ensured without additional

mitigation measures.

The Project would comply with all applicable SJVAPCD rules and regulations. Therefore, the
Project complies with this criterion and would not conflict with or obstruct implementation of the

applicable air quality attainment plan under this criterion.?
Conclusion

In conclusion, the Project’s emissions are significant for ROG, NOx, CO, and PMi and would be
considered inconsistent with the AQP for this criterion. The Project complies with applicable
control measures of the AQP and would be less than significant for this criterion. The growth
accommodated by the proposed Carleton Acres Specific Plan is included in the City of Visalia’s
General Plan (refer to Section 3.14 — Population & Housing, specifically Impact 3.14-1 for more
information regarding Project inclusion within the growth assumptions of the City’s General
Plan) ; therefore, it is consistent with the land use assumptions used to prepare the AQP. The
Carleton Acres Specific Plan includes numerous design features to reduce motor vehicle trips and
increase walking, bicycling, and transit use. In addition, development contemplated under the
Specific Plan would be subject to SJVAPCD Rule 9510, which is intended to mitigate the
cumulative impacts of new development in the San Joaquin Valley to the extent feasible.
However, after compliance with Rule 9510, total emissions will still exceed the SJVAPCD
quantitative thresholds of significance for several pollutants. Incorporation of mitigation that
would reduce the proposed Project’s regional criteria and ozone precursor emissions is identified
under Impact 3.3-2. Because the combined emissions from operations of development under the
proposed Specific Plan would continue to exceed at least one regional threshold after compliance

with SJVAPCD Rule 9510 and incorporation of mitigation, the impact would be significant.

21 Air Quality and Greenhouse Gas/Energy Analysis Report for the Carleton Acres Specific Plan. Prepared by Johnson, Johnson &
Miller Air Quality Consulting. See Appendix C, page 89.
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Implementation of Mitigation Measure AIR-2A and AIR-2B will reduce impacts; however, even after
mitigation, impacts remain significant and unavoidable.
Mitigation Measures
Implementation of Mitigation Measures AIR-2A and AIR-2B.

Impact 3.3-2: Would the project result in a cumulatively considerable net increase of any criteria pollutant
for which the project region is non-attainment under an applicable federal or state ambient air quality

standard?

Significant and Unavoidable Impact. To result in a less than significant impact, the following

must be met:

e Regional analysis: emissions of nonattainment pollutants must be below the
District’s regional significance thresholds. This is an approach recommended by
the District in its GAMAQI.

Regional Emissions

Air pollutant emissions have both regional and localized effects. This analysis assesses the
regional effects of the Project’s criteria pollutant emissions in comparison to SJVAPCD thresholds
of significance for short-term construction activities and long-term operation of the Project.
Localized emissions from Project construction and operation are assessed under Impact 3.3-3—
Sensitive Receptors using concentration-based thresholds that determine if the Project would
result in a localized exceedance of any ambient air quality standards or would make a

cumulatively considerable contribution to an existing exceedance.

The primary pollutants of concern during construction and operation of the Project are ROG,
NOx, PM1, and PM:s. The SJVAPCD GAMAQI adopted in 2015 contains thresholds for CO, NOx,
ROG, SOx, PM1o, and PMas.

Ozone is a secondary pollutant that can be formed miles from the source of emissions, through
reactions of ROG and NOx emissions in the presence of sunlight. Therefore, ROG and NOx are
termed ozone precursors. The Air Basin often exceeds the state and national ozone standards.
Therefore, if the Project emits a substantial quantity of ozone precursors, the Project may
contribute to an exceedance of the ozone standard. The Air Basin also exceeds air quality
standards for PMio, and PMzs; therefore, substantial emissions generated by the Project may

contribute to an exceedance for these pollutants. The SJVAPCD’s annual emission significance
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thresholds used for the Project define the substantial contribution for both operational and

construction emissions as follows:

e 100 tons per year CO e 27 tons per year SOx
e 10 tons per year NOx e 15 tons per year PMio
e 10 tons per year ROG e 15 tons per year PM2s

The Project does not contain sources that would produce substantial quantities of SO2 emissions
during construction and operation. Modeling conducted for the Project show that SOz emissions

are well below the SJVAPCD GAMAQI thresholds, as shown in the modeling results contained
in Appendix C. No further analysis of SOz is required.

Construction Emissions

Construction emissions were modeled using the CalEEMod version 2020.4.0. The results of the
modeling are presented in Table 3.3-5 and Table 3.3-6. For large plan areas, individual residential
tracts and commercial projects are constructed gradually with the various construction activities
happening throughout the buildout period. The specific timing of individual development
projects contemplated under the proposed Specific Plan is unknown and are dependent on
market demand and other factors; therefore, the annual average construction emissions were
calculated for comparison to the annual threshold of significance (see Table 3.3-5). In addition,
the maximum annual emissions are presented and compared to the applicable thresholds in Table
3.3-6.

The emissions reflect compliance with SJVAPCD regulations that apply to construction activities.
As shown in Table 3.3-5, the annual average emissions are below the SJVAPCD significance
thresholds. The maximum annual emissions exceed the applicable threshold for regional

emissions of NOx.
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Table 3.3-5
Construction Air Pollutant Emissions (Unmitigated)?22
Construction Activity Emissions (tons per year)
ROG NOx (o{e) PMio PM2s
Phase 1 Tier T Mulfifamily 2.11 5.18 6.83 1.07 0.46
Residential
Phase 1 Tier 2 Mulitamily 1.10 276 3.72 0.48 0.22
Residential
Phase 1 Single-family Residential 6.38 30.92 36.39 4.18 2.16
Phase 1 Commercial 1.44 5.75 7.46 1.54 0.57
Phase 2 Multifamily Residential 6.96 22.22 35.20 10.20 3.17
Phase 2 Single-family Residential 11.90 42.83 63.17 11.17 3.97
Phase 2 Commercial 0.32 2.07 2.61 0.30 0.15
Phase 2 Basin 0.07 0.64 0.64 0.14 0.07
Average Annual Consiruction 2.02 7.49 10.40 1.94 0.72
Emissions (15 Years)!
Significance threshold (tons/year) 10 10 100 15 15
!Exceed threshold—significant No No No No No
impact?
Notes:
1 Average annual construction emissions were calculated by summing emissions for all construction activities and
then dividing by the anticipated constfruction duration of 15 years.
PMio and PM2s emissions are from the mitigated output fo reflect compliance with Regulation VIll—Fugitive PMio
Prohibitions.
ROG =reactive organic gases NOx = nifrogen oxides  PMio and PM2s = particulate matter
Calculations use unrounded numbers; therefore, totals may not appear fo sum exactly due fo rounding.
Source: CalEEMod output (Appendix A of Appendix C).

Construction Air Pollutant Emissions Summary -

Table 3.3-6

Maximum Annual Emissions by Development Year (Unmitigated)

Maximum Annual Emissions (fons per year)

Construction Year ROG NOx co PMio PM2s
Total Annual Emissions (2022) 0.22 2.29 1.53 0.60 0.33
Total Annual Emissions (2023) 1.56 13.14 14.96 2.07 1.04
Total Annual Emissions (2024) 2.45 8.84 10.74 1.45 0.66
Total Annual Emissions (2025) 1.20 9.57 12.66 1.56 0.68
Total Annual Emissions (2026) 2.31 13.10 15.66 2.62 1.22
Total Annual Emissions (2027) 5.15 15.67 20.28 4.02 1.58
Total Annual Emissions (2028) 1.96 11.62 15.07 3.34 1.20

22 Air Quality and Greenhouse Gas/Energy Analysis Report for the Carleton Acres Specific Plan. Prepared by Johnson, Johnson &

Miller Air Quality Consulting. See Appendix C, page 91.
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Total Annual Emissions (2029) 1.16 8.46 11.61 2.92 0.93
Total Annual Emissions (2030) 1.02 5.93 10.66 2.33 0.69
Total Annual Emissions (2031) 0.98 5.90 10.47 2.33 0.69
Total Annual Emissions (2032) 0.96 5.89 10.36 2.34 0.69
Total Annual Emissions (2033) 3.83 3.96 7.28 1.19 0.37
Total Annual Emissions (2034) 0.60 3.00 5.24 0.80 0.25
Total Annual Emissions (2035) 0.91 2.83 5.25 0.80 0.24
Total Annual Emissions (2036) 5.20 2.14 419 0.69 0.20
Total Annual Emissions (2037) 0.79 0.02 0.07 0.02 0.01
Maximum Annual Emissions 5.20 15.67 20.28 4.02 1.58
Significance threshold (tons/year) 10 10 100 15 15
!Exceed threshold—significant No Yes No No No
impact?

Notes:

PMio and PMa2s emissions reflect compliance with Regulation VIll—Fugitive PMio Prohibitions.
ROG =reactive organic gasesNOx = nitrogen oxides PMio and PM2s = particulate matter
Calculations use unrounded numbers; therefore, totals may not appear to sum exactly due
to rounding.

Source: CalEEMod output (Appendix A of Appendix C).

As shown in Table 3.3-5, annual average emissions are below the applicable SJVAPCD
significance thresholds; however, construction of the Project exceeds the regional threshold for
NOxunder the unmitigated scenario presented in Table 3.3-6. Therefore, the regional construction

emissions have potentially significant impact on a project basis and mitigation is required.

Mitigation Measure AIR-2A requires the Project applicant, Project sponsor, or construction
contractor for individual development projects under the Specific Plan to provide documentation
to the City of Visalia that the construction fleet meets the following requirement: all off-road
diesel-powered construction equipment greater than 75 horsepower meet EPA or ARB Tier 4
Final off-road emissions standards. Table 3.3-7 provides the emission estimates with

incorporation of Mitigation Measure AIR-2A.
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by Development Year (Mitigated)

Maximum Annual Emissions (fons per year)

Construction Activity ROG NOx (o{0) PMio PM2s
Total Annual Emissions (2022) 0.05 0.63 1.77 0.50 0.24
Total Annual Emissions (2023) 0.69 3.77 16.55 1.56 0.57
Total Annual Emissions (2024) 1.89 3.16 11.79 1.13 0.37
Total Annual Emissions (2025) 0.70 5.51 13.89 1.28 0.42
Total Annual Emissions (2026) 1.57 7.45 17.72 2.20 0.83
Total Annual Emissions (2027) 4.26 6.80 22.55 3.54 1.15
Total Annual Emissions (2028) 1.36 5.54 16.65 3.03 0.921
Total Annual Emissions (2029) 0.81 5.13 12.42 2.73 0.74
Total Annual Emissions (2030) 0.73 4,94 11.23 2.30 0.65
Total Annual Emissions (2031) 0.69 4.91 11.05 2.30 0.65
Total Annual Emissions (2032) 0.66 4.90 10.94 2.31 0.65
Total Annual Emissions (2033) 3.55 2.87 7.74 1.15 0.33
Total Annual Emissions (2034) 0.40 1.69 5.57 0.78 0.23
Total Annual Emissions (2035) 0.72 1.68 5.59 0.79 0.23
Total Annual Emissions (2036) 5.05 1.23 4,45 0.68 0.19
Total Annual Emissions (2037) 0.78 0.00 0.07 0.02 0.01
Maximum Annual Emissions 5.05 7.45 22.55 3.54 1.15
Significance threshold (tons/year) 10 10 100 15 15
iIEr)r(‘<I;<z|<;:-:<t:l?threshoId—significani No No No No No
Notes:
PMio and PMzs emissions are from the mitigated output to reflect compliance with
Regulation VIll—Fugitive PM1o Prohibitions.
ROG =reactive organic gasesNOx = nitrogen oxides PMio and PM2s = particulate matter
Calculations use unrounded numbers; therefore, totals may not appear to sum exactly due
fo rounding.
Source: CalEEMod output (Appendix A of Appendix C).

As shown in Table 3.3-7, impacts would be less than significant on a project-level basis after

incorporation of Mitigation Measure AIR-2A. Therefore, regional construction emissions would

have a less-than-significant impact on a project basis with the incorporation of mitigation.
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Operational Emissions (Non-Permitted)

Non-permitted operational emissions occur over the lifetime of the Project and are from three
main sources: area sources, energy consumption, and motor vehicles (or mobile sources). Project
buildout for Phase 1 is assumed to occur in 2028, while buildout for Phase 2 of the Project would
be completed in 2037. The SJVAPCD considers construction and operational emissions separately
when making significance determinations. Furthermore, the SJVAPCD considers permitted and
non-permitted emission sources separately when making significance determinations related to
criteria pollutants. The emissions modeling results for non-permitted Project operational sources

are summarized in Table 3.3-8.

As shown in Table 3.3-8, the non-permitted operational emissions exceed the SJVAPCD
thresholds for ROG, NOx, CO, and PMuo after compliance with Rule 9510. The Project emissions
include quantification of compliance with regulations and project design features that would
reduce Project emissions. The combined Project emissions show the unmitigated emissions before
and after compliance with Rule 9510, which applies to the unmitigated baseline. Non-permitted

Project operational emissions would result in a significant impact.
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Emissions (tons per year)

Phase and Year ROG NOx Cco PMio PM2s
Phase 1 (with design features)
Area 6.19 0.54 8.90 0.08 0.08
Energy 0.13 1.09 0.48 0.09 0.09
Mobile 10.84 17.07 99.47 25.21 6.87
Phase 1 Total 17.16 18.70 108.85 25.39 7.04
Phase 2 (with design features)
Area 10.35 0.95 15.62 0.15 0.15
Energy 0.21 1.79 0.76 0.14 0.14
Mobile 2.99 6.93 40.24 17.35 4.69
Phase 2 Total 13.54 9.67 56.62 17.65 4.98
Combined Project Phases 1 and 2
Area 16.54 1.49 24.52 0.23 0.23
Energy 0.34 2.88 1.24 0.23 0.23
Mobile 13.83 24.00 139.71 42.56 11.56
:‘:ﬂi';’:ge)d Emissions (Non- 30.71 2837 | 16547 | 43.02 12.02
Significance threshold 10 10 100 15 15
:Erﬁ:zf:c:?ihreshold—significani Yes Yes Yes Yes No
Notes:
ROG =reactive organic gasesNOx = nitrogen oxides PMio and PM2s = particulate matter
Area source emissions include emissions from natural gas, landscape, and painting.
Source: CalEEMod output (Appendix A of Appendix C).

As shown in Table 3.3-8, the operational emissions exceed the SJVAPCD thresholds for ROG,
NOx, CO, and PMu. Therefore, Project operational emissions would result in a significant impact
prior to the incorporation of mitigation. Mitigation Measure AIR-2A and Mitigation Measure
AIR-2B are recommended to reduce emissions from all development under the Specific Plan.

These measures would help reduce operational emissions; however, at the time of this analysis,

23 Air Quality and Greenhouse Gas/Energy Analysis Report for the Carleton Acres Specific Plan. Prepared by Johnson, Johnson &
Miller Air Quality Consulting. See Appendix C, page 94.
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the precise emission reductions associated with these measures cannot be accurately determined
because of a lack of sufficient information about how the proposed Specific Plan would operate
and to what extent the measures would affect those activities. Projects subject to project-level
review would be required to assess residual impacts after incorporation of all applicable
measures; however, it is not anticipated that all future development would be subject to
discretionary review. Therefore, the Project may continue to exceed the applicable thresholds of

significance even after incorporation of mitigation. This represents a significant impact.

Operational Emissions (Permitted Sources)

Estimated emissions from permitted sources are shown in Table 3.3-9. VOC emissions from
gasoline transfer and dispensing activities at the proposed gas station were calculated based on
maximum VOC limits as shown in Table 3.3-10. For the proposed gasoline station, an estimated

throughput of 25.6 million gallons of gasoline per year based on project-specific information was

used.
Table 3.3-9
Operational Air Pollutant Emissions (Permitted Sources)
Emissions (tons per year)
ROG/VOC
Phase and Year L NOx Cco PM1o PM2s

Permitted Sources
Gasoline Transfer and Dispensing

L 9.97 — — — —
Activities
Total Project Emissions 9.97 _ _ _ _
(Permitted) )
Significance threshold 10 10 100 15 15
Fxceed threshold—significant No No No No No
impact?
Notes:
VOC = volatile organic compounds ROG = reactive organic gasesNOx = nitrogen oxides
PMio and PMzs = particulate matter
I Although there are slight differences in the definition of ROG and VOCs, the two terms are
often used interchangeably.
Source: CalEEMod output (Appendix A of Appendix C).

As shown above in Table 3.3-9, estimated emissions from the permitted sources associated with
the proposed Costco gasoline station included as part of the Specific Plan would not exceed any

applicable criteria pollutant regional threshold.
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Factors used to estimate the VOC emissions were obtained from the SJVAPCD and are shown

below in Table 3.3-10.

Table 3.3-10
Emission Factors Used to Estimate Regional Criteria Pollutants
from the Proposed Gasoline Dispensing Station

Emission Factor
Process (Ib VOC/1,000 gal gasoline) Toxic Speciation
Tank Filling Loss 0.15 Vapor
Vehicle Refueling 0.356 Vapor
Breathing Loss 0.024 Vapor
Hose Permeation 0.009 Vapor
Spillage 0.24 Liquid
Conclusion

The Project’s operational emissions exceed SJVAPCD regional criteria pollutant thresholds for
ROG, NOx, CO, and PMuy; therefore, this is considered a significant impact. The EIR for the Visalia

General Plan identifies proposed General Plan policies to reduce air quality impacts that have

since become policies included in the adopted General Plan for the City of Visalia. The EIR

identified General Plan policies that would reduce significant air quality impacts to the extent

feasible and found regional air quality impacts to be significant and unavoidable. The reduction

measures for regional emission impacts from the City of Visalia’'s General Plan EIR and the

Specific Plan’s consistency with the measures are provided below in Table 3.3-11.

Table 3.3-11
Proposed Specific Plan’s Consistency with Measures Identified
in the General Plan EIR to Reduce Air Quality Impacts

General Plan Reduction Measure

Project Consistency

AQ-P-2. Require use of Best Management
Practices (BMPs) to reduce particulate emission as
a condition of approval for all subdivisions,
development plans and grading permits, in
conformance with the San Joaquin Valley Air
Pollution Confrol District Fugitive Dust Rule.

Consistent. Regulation VIll—Fugitive PMio
Prohibitions is a control measure that is one of the
main strategies from the 2006 PMio Plan for
reducing the PMio emissions that are part of
fugitive dust. Residential projects over 10 acres
and non-residential projects over 5 acres are
required to file a Dust Control Plan (DCP)
containing dust conftrol practices sufficient to
comply with Regulation VIII. The Project, or
individual developments contemplated under the
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proposed Specific Plan, will be required to prepare
a DCP to comply with Regulation VIII.

Other control measures that apply to the Project
are Rule 4641—Cutback, Slow Cure, and Emulsified
Asphalt, Paving and Maintenance Operation that
requires reductions in VOC emissions during paving
and Rule 4601—Architectural Coatings that limits
the VOC content of all types of paints and
coatings sold in the San Joaquin Valley. These
measures apply at the point of sale of the asphalt
and the coatings, so project compliance is
ensured without additional mitigation measures.
The Project would comply with all applicable
SJVAPCD rules and regulations. Therefore, the
Project complies with this criterion and would not
conflict with or obstruct implementation of the
applicable air quality attainment plan under this
criterion.

AQ-P-3. Support implementation of the San
Joaquin Valley Air Pollution Control District’s
regulations on the use of wood-burning fireplaces,
as well as their regulations for the installation of
EPA-certified wood heaters or approved wood-
burning appliances in new residential
development and a “No Burn” policy on days
when the air quality is poor.

Consistent. The Project will comply with all existing
regulations and building codes regarding the
installation of wood-burning fireplaces and
appliances.

AQ-P-4. Support the San Joaquin Valley Air
Pollution Confrol District’s “change-out” program,
which provides incentives to help homeowners
replace old word-burning fireplaces with EPA-
certified non-woodburning appliances.

Smoke released from fireplaces and wood stoves
contains carbon monoxide, nitrogen dioxide,
volatile organic compounds, and inhalable
particulate matter (PMio). The change-out
programs have been successful in areas of the
State where emissions from woodburning
fireplaces cause significant air pollution. Many
grant programs offer cash rebates to encourage
replacement of old wood-burning appliances with
more efficient ones.

Consistent. Implementation of the Specific Plan will
not inhibit the ability of existing homeowners to
parficipate in the San Joaquin Valley Air Pollution
Control District’s "change out” program. In
addition, all new developments in the Specific
Plan area will comply with existing regulations and
building codes regarding the installation of wood-
burning fireplaces and appliances.

AQ-P-7. Be an active partner with the Air District in
its “Spare the Air" program. Encourage businesses
and residents to avoid pollution-producing
activities such as the use of fireplaces and wood
stoves, charcoal lighter fluid, pesticides, aerosol
products, oil-based paints, and automobiles and
other gasoline engines on days when high ozone
levels are expected and promote low-emission
vehicles and alternatives fo driving.

Consistent. The City will continue to encourage
these measures in this new development in the
same way that they are already encouraging
these measures presently with existing
developments. As a mixed-use focused project,
the Project is infrinsically positioned to reduce
vehicle miles fraveled and increase walkability
due the proximity of residential and commercial
development to each other.
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AQ-P-8. Update the Zoning Ordinance to strictly
limit the development of drive-through facilities,
only allowing them in auto-oriented areas and
prohibiting them in Downtown and East
Downtown.

Drive-through businesses result in the idling of car
engines and the concentrated emission of carbon
monoxide and other tailpipe air pollutants.

Consistent. The Project will be in an auto-oriented
area and is not located in the Downtown or East
Downtown areas.

AQ-P-9. Continue to mitigate short-term
construction impacts and long-term stationary
source impacts on air quality on a case-by-case
basis and continue to assess air quality impacts
through environmental review. Require developers
to implement Best Management Practices (BMPs)
to reduce air pollutant emissions associated with
the construction and operation of development
projects.

Consistent. The appropriate project-specific
studies and analyses were done for the Specific
Plan in order to adequately quantify, address, and
mitigate short-term and long-term construction
and operational impacts associated with the
Specific Plan. In addition, please refer to the
consistency analysis for AQ-P-2 for the discussion
regarding Best Management Practices (BMPs).

AQ-P-11. Continue to work in conjunction with the
San Joaquin Valley Air Pollution Control District
and others to put in place additional
Transportation Confrol Measures that will reduce
vehicle travel and improve air quality and to
implement Air Quality Plans.

Consistent. As a Specific Plan with a focus on
mixed-use development, the Project is uniquely
positioned to reduce vehicle travel in the Project
area which in turn will reduce localized air quality
impacts when compared to non-mixed-use
focused development.

AQ-P-12. Support the implementation of Voluntary
Emissions Reduction Agreements (VERA) with the
San Joaquin Valley Air Pollution Control District
(the District) for individual development projects
that may exceed District significance thresholds.

A VERA is a voluntary mitigation measure where a
project proponent provides pound-for-pound
mitigation of emissions increases through a process
that develops, funds, and implements emissions
reduction projects, with the District serving a role
of administrator of emissions reduction programs
and verifier of successful mitigation effort. To
implement a VERA, the project proponent and the
District enter into a confractual agreement in
which the project proponent agrees to mitigate
project-specific emissions by providing funds for
the District’s Strategies and Incentives Program.
The funds are disbursed in the form of grants for
projects that achieve emission reductions.

Consistent. Implementation of the Specific Plan will
not impede the ability of future developments in
the area to enter into Voluntary Emissions
Reduction Agreements.

AQ-P-13. Where feasible, replace City vehicles
with those that employ low-emission technology.

Not Applicable. This mitigation measure specifies
actions that the City must take in order to fulfill the
City's own obligations. The proposed Specific Plan
does not include municipal operations. As such, it
is not relevant to this Specific Plan.
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As demonstrated in Table 3.3-11, the Specific Plan development would be consistent with several
measures identified in the General Plan EIR, while one measure would not be applicable . In
addition, the Project would comply with all local regulations required by the City of Visalia. The
Project would incorporate design features and required mitigation measures (including MM AIR-
2A and MM AIR-B) that reduce air quality impacts. In addition, regulations adopted by the
SJVAPCD and the State of California provide emission reductions that would align with
requirements of the mitigation measures included in the EIR and relevant General Plan policies.
For example, Rule 9510 ISR, adopted in 2006, requires projects subject to the Rule to reduce
operational NOx emissions by 33 percent and PMio emissions by 50 percent through the
implementation of design features or payment of off-site mitigation fees. Rule 4901 regulates the
installation of wood burning devices in Project residences. Rule 9401 Employee Trip Reduction
requires large employers to prepare plans to reduce employee trips with measures listed in the
mitigation measure, among others. Title 24 Building Energy Efficiency Standards are updated
every three years and now require energy efficiency measures much more stringent than
envisioned at the time the EIR was prepared. Solar panels are now required for low-rise
residential projects under 2019 Title 24 and continue to be required under 2022 Title 24 standards
that became effective on January 1, 2023. Individual development projects will be subject to the
most recent Title 24 in effect that building permits are issued, which will ensure that building
energy consumption would not be wasteful or inefficient. Buildout of the proposed Specific Plan
would provide future residents, visitors, and employees connectivity within the Project site and
to adjoining land uses through pedestrian and bicycle connections. The proximity of the proposed
new development to existing transit and existing buildout in the City of Visalia, coupled with the
design features of the proposed Specific Plan, would increase accessibility to public
transportation and would improve mobility within the Project area. Overall, the proposed
Specific Plan would create a considerable amount of internal capture between its components to
reduce VMT compared to the same level of development built with land uses geographically

separated from each other.

Overall, the proposed Specific Plan would create a considerable amount of internal capture
between its components to reduce VMT compared to the same level of development built with
land uses geographically separated from each other; however, as described above, Project
emissions will exceed significance thresholds for both construction and operations. After
incorporation of MM AIR-2A, regional construction emissions generated by the proposed Project
would have a less-than-significant impact (see Table 3.3-7). However, non-permitted emissions

generated during Project operations would exceed the applicable regional thresholds for ROG,
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NOx, CO, and PMu even after incorporation mitigation (see Table 3.3-8). Therefore, even after

mitigation, the impacts are significant and unavoidable.

Mitigation Measures

AIR-2A

AIR-2B

This measure shall be applied to all development under the proposed

Specific Plan to reduce emissions from construction. Before a construction

permit is issued for the proposed Project, the Project applicant, Project

sponsor, or construction contractor shall provide compliance with the

following requirements to the City of Visalia Planning Department:

Where portable diesel engines are used during construction, all off-
road equipment with engines greater than 75 horsepower shall have
engines that meet either EPA or ARB Tier 4 Final off-road emission
standards except as otherwise specified herein. If engines that comply
with Tier 4 Final off-road emission standards are not commercially
available, then the construction contractor shall use the next cleanest
piece of off-road equipment that is commercially available. For
purposes of this mitigation measure, “commercially available” shall
mean the equipment at issue is available taking into consideration
factors such as (i) critical-path timing of construction; and (ii)
geographic proximity to the Project site of equipment. If the relevant
equipment is determined by the Project applicant to not be
commercially available, the contractor can confirm this conclusion by
providing letters from at least two rental companies for each piece of

off-road equipment that is at issue.

The following measure shall be applied to all development under the proposed

Specific Plan during construction to facilitate the use of electric landscaping

equipment during Project operations:

Provide electrical outlets on the outside of buildings or in other
accessible areas to facilitate the use of electrically powered landscape

equipment.
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Impact 3.3-3: Would the project expose sensitive receptors to substantial pollutant concentrations?

Significant and Unavoidable. Those who are sensitive to air pollution include children, the
elderly, and persons with preexisting respiratory or cardiovascular illness. The SJVAPCD
considers a sensitive receptor a location that houses or attracts children, the elderly, people with
illnesses, or others who are especially sensitive to the effects of air pollutants. Examples of
sensitive receptors include hospitals, residences, convalescent facilities, and schools. The closest
off-site sensitive receptors are existing residences located adjacent to the Project site to the north,
east, south, and west. Since the proposed Specific Plan has two defined phases, sensitive receptors
for each phase are discussed separately below. For Phase 1, the surrounding land uses are as

follows:

e North—To the north of the Phase 1 area is undeveloped land and a middle school,
followed by agricultural land as well as a dairy. The middle school would be considered

a sensitive receptor land use.

e East—To the east of the Phase 1 area is a middle school and a planned high school,
followed by a subdivision of single-family homes. The residences, the existing school, and

the planned school would be considered sensitive receptor land uses.

e South—To the south of the Phase 1 area is a subdivision of single-family homes, followed
by another subdivision of single-family homes. The residences would be considered

sensitive receptor land uses.

West—To the west of Phase 1 is agricultural land, followed by more agricultural land.

During and following buildout of Phase 1 construction, residences proposed as part of
development contemplated under the proposed Specific Plan would result in new sensitive

receptors as the Project is built out.

It is anticipated that Phase 2 would begin construction once the low-density residential of Phase
1is at 60 percent completion. Land uses and the surrounding area for Phase 2 are described below
and include new land uses that are proposed as part of Phase 1. The surrounding land uses for

Phase 2 are as follows:

e North—To the north of the Phase 2 area is a dairy, agricultural land, and a few rural

residences.

e East—To the east of the Phase 2 area is agricultural land followed by more agricultural
land.
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e South—To the south of the Phase 2 area is the Phase 1 residential and commercial
development, as well as a middle school and a planned high school.
¢  West—To the west of the Phase 2 area is a feedlot, followed by agricultural land.

Depending on the order of buildout for Phase 2, the nearest sensitive receptors for Project
activities are expected to change as newly developed uses included in Phase 2 would begin to be

occupied prior to full buildout.

Construction: ROG

ROG is emitted during the application of architectural coatings (painting). The amount emitted
is dependent on the amount of ROG (or VOC) in the paint. ROG emissions are typically an indoor
air quality health hazard concern rather than an outdoor air quality health hazard concern.

Therefore, exposure to ROG during architectural coatings is a less than significant health impact.

There are three types of asphalt that are typically used in paving: asphalt cements, cutback
asphalts, and emulsified asphalts. However, SJVAPCD Rule 4641 prohibits the use of the
following types of asphalt: rapid cure cutback asphalt; medium cure cutback asphalt; slow cure
asphalt that contains more than one-half (0.5) percent of organic compounds that evaporate at
500 degrees Fahrenheit (°F) or lower; and emulsified asphalt containing organic compounds, in
excess of 3 percent by volume, that evaporate at 500°F or lower. An exception to this is medium
cure asphalt when the National Weather Service official forecast of the high temperature for the

24-hour period following application is below 50°F.

The acute (short-term) health effects from worker direct exposure to asphalt fumes include
irritation of the eyes, nose, and throat. Other effects include respiratory tract symptoms and
pulmonary function changes.?* The studies conducted by the U.S. Occupation Safety and Health
Administration (OSHA) to assess health effects from exposure to asphalt fumes were based on
occupational exposure of fumes. Residents are not in the immediate vicinity of the fumes;
therefore, they would not be subjected to concentrations high enough to evoke a negative
response. In addition, the restrictions that are placed on asphalt in the San Joaquin Valley reduce
ROG emissions from asphalt and exposure. The impact to nearby sensitive receptors from ROG

during construction would be less than significant.

24 .S. Occupational Safety and Health Administration (OSHA). Asphalt (Bitumen) Fumes. Website:

https://www.osha.gov/asphalt-fumes. Accessed April 5, 2022.
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Localized Pollutant Screening Analysis

Emissions occurring at or near the Project have the potential to create a localized impact, also
referred to as an air pollutant hotspot. Localized emissions are considered significant if, when
combined with background emissions, they would result in exceedance of any health-based air
quality standard. The impact from localized pollutants is based on the impact to the nearest

sensitive receptor.

The SJVAPCD’s GAMAQI includes screening thresholds for identifying projects that need
detailed analysis for localized impacts. Projects with on-site emission increases from construction
activities or operational activities that exceed the 100 pounds per day screening level of any
criteria pollutant after compliance with Rule 9510 and implementation of all enforceable
mitigation measures would require preparation of an ambient air quality analysis. The criteria
pollutants of concern for localized impact in the SJVAB are PMio, PM25, NOx, and CO. There is no
localized emission standard for ROG and most types of ROG are not toxic and have no health-
based standard; however, ROG was included for informational purposes only. Construction and

operations are addressed separately below.
Construction Localized Pollutant Screening Analysis — Maximum Daily Construction Emissions

Impacts to receptors located outside the Project boundaries would occur primarily during Project
construction. Construction emissions were modeled to begin as early as October 2022 and
continue over the anticipated 15-year Project buildout. The use of an earlier construction
schedule presents a conservative estimate of construction emission and related impacts, as
emissions for the same level of activity are expected to decrease in future years due to the
replacement of older equipment with cleaner models, increasingly more stringent regulations,

and technological improvements.

Construction activities are expected to occur over several years as the Specific Plan area and
individual developments are gradually built out. For each area, most emissions are expected to
occur during the initial site preparation and grading activities and to a lesser extent during

ground-up construction.

The maximum daily emissions generally occur during Project grading activities except for ROG
emissions, which are highest during application of architectural coatings. In instances where the
duration of the construction activity was shortened to match the expected construction schedule,
daily building construction emissions may be higher than phases that are typically more intense
(such as grading and site preparation) because it was assumed that an increase in construction

activity would be necessary to accommodate the shortened schedule. The construction screening
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analysis uses on-site emissions. To account for on-site travel and idling from on-road construction
vehicle trips, emissions from construction vehicle trips were included after a 0.5-mile trip length
was applied. The results of the construction screening analysis are presented in Table 3.3-12.
Project maximum daily construction emissions for each development area would be less than the
screening threshold for all pollutants; therefore, no additional analysis is required for localized
criteria pollutant impacts in regards to the Project’s potential to create an ambient air quality

impact from construction.

Table 3.3-12
Maximum Daily Air Pollutant Emissions During Construction (Unmitigated)
Maximum Daily Emissions by Emisslonsi(perncspenday)

Development ROG NOx (o{0) PMo PMzs
Phase 1 Tier 1 Multifamily Residential 78.93 38.87 29.21 10.47 6.03
Phase 1 Tier 2 Multifamily Residential 74.36 32.40 27.87 10.08 5.68
Phase 1 Single-family Residential 29.94 83.81 88.06 12.60 7.95
Phase 1 Commercial 37.88 27.20 21.59 10.08 5.68
Phase 2 Multifamily Residential 60.48 27.96 26.46 20.75 11.10
Phase 2 Single-family Residential 39.95 62.56 76.12 11.66 6.94
Phase 2 Commercial 7.53 25.28 18.05 9.94 5.55
Phase 2 Basin 2.92 27.97 26.47 9.94 5.55
Maximum Emissions in Development 78.93 83.81 88.06 20.75 11.10
Screening Thresholds — 100 100 100 100
Exceeds Threshold (Yes or No) — No No No No
Notes:
NOx = nitfrogen oxides CO = carbon monoxide PMio and PMzs = particulate matter
N/A = Not applicable
Emissions shown are from the winter model output. There is no ambient air quality standard
for ROG.
Source: CalEEMod output (Appendix A of Appendix C).

Operational Localized Pollutant Screening Analysis — Maximum Daily Operational Emissions

An analysis of maximum daily emissions during operation was conducted to determine if
emissions would exceed 100 pounds per day for any pollutant of concern. The maximum daily
operational emissions were assessed separately for Phase 1 and Phase 2 of the proposed Specific
Plan and are presented by showing the maximum daily emissions for the largest individual

development projects within each phase. Emissions were modeled for individual development
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projects within the Specific Plan to reflect localized impacts. The Specific Plan is located on
approximately 507 acres, while localized impacts are commonly assessed in increments of five (5)
acres. The individual development projects were modeled for the operational year immediately
following construction buildout for each phase, which presents a conservative analysis compared
to using a later operational year. Using earlier operational years constitutes a conservative
analysis because emissions decline over time as older, high-emitting vehicles are replaced with
new low-emitting vehicles compliant with current emission standards. Operational emissions
include emissions generated on-site by area sources such as natural gas combustion and
landscape maintenance, and off-site by motor vehicles accessing the Project. Most motor vehicle
emissions would occur distant from the site and would not contribute to a violation of ambient
air quality standards; therefore, only emissions from vehicles operating within 0.5 mile of the site
were included in the assessment. The results of the screening analysis are presented in Table 3.3-
13.

Table 3.3-13
Maximum Daily Air Pollutant Emissions during Operations2s

Maximum Daily Emissions per IS [(MEWNE D (220 )

Source Category ROG NOx co PMio PM2s
Largest Individual Development Project in Phase 1 (Phase 1 Commercial/Mixed Use)
Area 3.79 0.00 0.02 <0.01 <0.01
Energy 0.03 0.29 0.24 0.02 0.02
Mobile 27.25 21.71 146.61 7.42 2.07
:gizsle 1 Maximum Development 31.07 2200 | 146.87 7.44 2.09
Screening threshold —_ 100 100 100 100
Exceed screening threshold? — No Yes No No

Largest Individual Development Project in Phase 2 (Phase 2 Single-family Residential)

Area 38.87 10.94 92.94 1.30 1.30
Energy 0.76 6.52 2.78 0.53 0.53
Mobile 6.00 7.90 48.50 3.60 0.98
phase 2 Maximum Development | 4563 | 2536 | 14421 | 5.42 2.81
Screening threshold — 100 100 100 100

25 Air Quality and Greenhouse Gas/Energy Analysis Report for the Carleton Acres Specific Plan. Prepared by Johnson, Johnson &

Miller Air Quality Consulting. See Appendix C, page 107.
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Exceed screening threshold? — No Yes No No
Notes:
NOx = nitfrogen oxides CO = carbon monoxide PMio and PM2s = particulate matter

N/A = Not applicable

Emissions shown are from the winter model output. There is no ambient air quality standard
for ROG.

Source: CalEEMod output (Appendix A of Appendix C).

The Project would not exceed SJVAPCD screening thresholds for localized operational criteria
pollutant impacts for NOx, PM1, or PM:s; however, emissions would exceed the localized
screening thresholds for CO. Specifically, the area-source emissions from residential uses are
contributing to this exceedance. A review of the CalEEMod output files shows that the majority
of area-source emissions are estimated to be from landscaping activities. The following option

would reduce the operational CO emissions below the 100-pound-per-day screening threshold:
e Utilize only electric landscaping equipment in perpetuity.

As noted above, the option available to reduce the majority of CO emissions caused by area-
sources during operations would require the use of restricted equipment by future occupants in
perpetuity. Future occupants (including residents) would have access to landscaping equipment
available on the marketplace. Regulation of landscaping equipment available on the marketplace
is not within the control of any individual project applicant or lead agency. Therefore, requiring
the use of only electric landscaping equipment in perpetuity is neither feasible nor enforceable.
Mitigation Measure AIR-2B requires design plans that encourage the use of electric landscaping
by all components of the proposed Specific Plan. It is not anticipated that any single receptor
would be exposed to hazardous levels of CO from landscaping equipment because the emissions
from landscaping at each home would occur at dispersed locations throughout the development.
However, commercial development projects would continue to have the potential to exceed the
localized ambient air quality screening thresholds, even after compliance with regulations and
the incorporation of Mitigation Measure AIR-2B; this represents a significant and unavoidable
impact. A project that would not create or contribute to a carbon monoxide hotspot would not
be considered to have a localized CO impact from mobile-source emissions; therefore, further
analysis is provided below to address CO impacts from mobile-source emissions. As discussed

below, a CO hotspot is not anticipated to occur in the Specific Plan area.

Operation: CO from Motor Vehicles (Carbon Monoxide Hot Spot Analysis)

Localized high levels of CO are associated with traffic congestion and idling or slow-moving

vehicles. The SJVAPCD provides screening criteria to determine when to quantify local CO
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concentrations based on impacts to the level of service (LOS) of intersections in the Project

vicinity.

Construction of the Project would result in minor increases in traffic for the surrounding road
network during the duration of construction. Motor vehicles accessing the site when it becomes
operational would result in an increase in daily trips that on roads serving the site. Roads serving
the site have been evaluated in the City of Visalia’s General Plan EIR. The City of Visalia’s General
Plan EIR shows the 1-hour and 8-hour CO concentrations for the six most heavily trafficked
intersections with the lowest LOS in Visalia. The CO concentrations in the EIR were modeled for
both the year the study was done in 2012 and for projections based on the City of Visalia’s 2030
General Plan. Since the final buildout of the Project is scheduled to conclude in 2037, numbers for
the 2030 General Plan would be more applicable to the proposed Project. Of the six intersections
monitored and modeled as part of the EIR, the Riggin Avenue/Shirk Road intersection would be
the most applicable to the proposed Project, as it is immediately adjacent to the Project area. The
highest background 1-hour average CO concentration modeled in the EIR is 3.1 ppm, which is 85
percent lower than the CAAQS of 20 ppm and 92 percent lower than the NAAQS of 35 ppm. The
highest background 8-hour average CO concentration modeled in the EIR is 1.9 ppm, which is 79
percent lower than the CAAQS of 9.0 ppm or the NAAQS of 9 ppm.

A sensitivity analysis using the CALINE4 CO Hotspot model was run for the General Plan EIR
to determine the volume of trips that would be required to exceed the most stringent CO
standard. At triple the predicted peak for General Plan buildout of 345,864 peak-hours VMT, the
hourly concentration would be 9.3 ppm and an 8-hour concentration of 5.7 ppm. Based on this
analysis, it is not anticipated that a CO hotspot will occur in the Plan Area. No CO hotspot
modeling is required for new projects during General Plan buildout unless peak-hour VMT more
than triple what was analyzed in the General Plan EIR, which is not projected to occur with the
proposed Specific Plan. Furthermore, CO emissions are predicted to continue to decline as old
vehicles are retired and cleaner new motor vehicles take their place. Therefore, the Project’s
localized impact from generation of CO from mobile sources during Project operations would be

less than significant.

Operation: ROG

During operation, ROG would be emitted primarily from motor vehicles. Direct exposure to ROG

from Project motor vehicles would not result in health effects, because the ROG would be
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distributed across miles and miles of roadway and in the air. The concentrations would not be

great enough to result in direct health effects.

Operation: PMio, PM2.5, NOx

As shown in Table 3.3-13, localized emissions of PMi1, PM25s and NOx would not exceed the
SJVAPCD screening thresholds at full Project buildout for any individual development
contemplated under the proposed Specific Plan. Residential development is an insignificant
source of these pollutants, except for projects that allow woodburning devices that emit PMuo,
PM:5 in wood smoke. The Project will include only natural gas-fueled fireplaces and inserts that
are insignificant sources of PM2s5 and PMio. The largest source of emissions from commercial
projects is motor vehicles. Most motor vehicle emissions occur when employee and customer
vehicles travel to and from the Project site and not during parking and idling on the site. The
localized emissions of PMio, PM25, and NOx would not exceed the screening threshold; therefore,
the Project would not expose sensitive receptors located near the commercial sites to substantial

criteria air pollutant concentrations during operation.

Operation: CO

As shown in Table 3.3-13, emissions generated by the Project would exceed the localized
screening thresholds for CO. Although the Project exceeds the 100-pound-per screening threshold
for CO, the majority of the estimated emissions are from landscaping equipment for residential
developments. Furthermore, the Project's operational impacts from CO are assessed by
evaluating the Project’s potential to create or contribute to a CO hotspot. emissions of CO from
mobile sources would not have a localized significant impact. The ARB has identified the need to
reduce emissions from small off-road engines used in California, and the SJVAPCD currently
facilitates the Clean Green Yard Machines Voucher Program that provides incentives for the
replacement of landscape maintenance equipment to lawn care providers in the San Joaquin
Valley. Mitigation Measure AIR-2B is required to decrease emission of CO from landscaping
equipment. If assessed for elevated CO concentrations in smaller areas and with incorporation
of Mitigation Measure AIR-2B, it is not anticipated that any single receptor would be exposed to
hazardous levels of CO from landscaping equipment because the emissions from landscaping at
each home, business, or public use would occur at dispersed locations throughout the
development. However, because commercial development projects may continue to exceed or
substantially contribute to an area-wide exceedance, even after the incorporation of Mitigation

Measure AIR-2B, the impact is considered significant and unavoidable.

Construction: Toxic Air Contaminants
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Project construction would involve the use of diesel-fueled vehicles and equipment that emit
DPM, which is considered a TAC. The SJVAPCD'’s latest threshold of significance for TAC
emissions is an increase in cancer risk for the maximally exposed individual of 20 in a million
(formerly 10 in a million). The SJVAPCD’s 2015 GAMAQI does not currently recommend analysis
of TAC emissions from project construction activities, but instead focuses on projects with
operational emissions that would expose sensitive receptors over a typical lifetime of 70 years.
However, SJVAPCD comment letters in recent years have emphasized that multi-year
construction projects are also of concern in the San Joaquin Valley and have the potential to
expose sensitive receptors to significant health risk impacts. Construction equipment fleet
operators are subject to ARB’s In Use Offroad Equipment Fleet Regulation, which requires the
use of increasing amounts of lower-emitting equipment that will help to limit exposure to
sensitive receptors. Implementation of Mitigation Measure AIR-3A would ensure that projects
that have the potential to cause a significant impact would be evaluated. Due to the uncertainties
related to the potential for construction emissions to expose sensitive receptors to elevated levels
of TACs that could exceed applicable thresholds, this impact would be significant and

unavoidable.

Operation: Toxic Air Contaminants

Project Operations as Toxic Air Contaminants Generator

The proposed Specific Plan contemplates the development of residential uses, commercial uses,
and public facilities within the Specific Plan area to complement and support a developing area
of the City of Visalia. Specific land uses included in the proposed Specific Plan include up to 3,262
dwelling units (a mix of densities and both single-family and multi-family uses), 35.1 acres of
commercial uses, and park and public spaces. Unlike warehouses or distribution centers, the
daily vehicle trips generated by development under the proposed Specific Plan would be
primarily generated by passenger vehicles. Passenger vehicles typically use gasoline engines
rather than the diesel engines that are found in heavy-duty trucks. Gasoline-powered vehicles do
emit TACs in the form of toxic organic gases, some of which are carcinogenic. Compared to the
combustion of diesel, the combustion of gasoline had relatively low emissions of TACs. Thus,
residential and most neighborhood commercial projects produce limited amounts of TAC
emissions during operation and thus have not been subject to project TAC analysis. Consistent
with SJVAPCD guidance, an operational Health Risk Assessment would not be necessary for
most land uses associated with the proposed Specific Plan. Specifically, implementation of the
proposed Specific Plan is not expected to result in significant health impacts during operation

from buildout of residential uses; however, uses allowed under the commercial portion of the
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Specific Plan could include uses that could results in truck deliveries that could expose existing
or planned sensitive receptors to potentially significant levels of DPM from on-site and localized

travel and on-site and localized idling.

In addition, the commercial portions of the Specific Plan could include uses that could emit
elevated levels of known carcinogenic substances within distances of existing or planned
sensitive receptors that would warrant further analysis. Prior to mitigation, the impact for the
Project to expose sensitive receptors to elevated levels of toxic air contaminants during Project
operations is potentially significant. Mitigation Measure AIR-3A (which would require further
evaluation of commercial uses to evaluate the development’s potential to expose future sensitive
receptors to evaluated levels of TACs during operations) is required to reduce the impact to the

extent feasible.

Although the exact uses and placements for most of the commercial development contemplated
under the proposed Specific Plan are still yet to be determined at this time, the Specific Plan
includes a proposed Costco in the commercial mixed use land use in Phase 1. Because the
planned location of the Costco gasoline station, warehouse, and other relevant parameters are
known, health risk impacts were evaluated as part of the preparation of this Specific Plan. The
results of the Health Risk Assessment (HRA) prepared to evaluate the gasoline fueling and
warehouse activities are summarized below, while the full HRA is included in Appendix B of
Appendix C. The Costco HRA represents implementation of Mitigation Measure AIR-3A for the

Costco development.

Project Operations as Toxic Air Contaminants Generator — Proposed Costco Gasoline Station and

Warehouse

Out of the toxic compounds emitted from gasoline stations, benzene, ethylbenzene, and
naphthalene have cancer toxicity values. However, benzene is the TAC which drives the risk,
accounting for 85 percent of cancer risk from gasoline vapors. Furthermore, benzene constitutes
more than three to four times the weight of gasoline than ethylbenzene and naphthalene,
respectively (SCAQMD 2015). The specific processes associated with fuel storage tanks and fuel
dispensers that emit air toxics include loading, breathing, refueling, and spillage, as described

below:

e Loading — Emissions occur when a fuel tanker truck unloads gasoline into the storage
tanks. The storage tank vapors, displaced during loading, are emitted through its vent
pipe. (A required pressure/vacuum valve installed on the tank vent pipe significantly

reduces these emissions.)

CITY OF VISALIA | Crawford & Bowen Planning, Inc. 3.3-48



Carleton Acres Specific Plan EIR | Chapter 3

¢ Breathing — Emissions occur through the storage tank vent pipe as a result of temperature
and pressure changes in the tank vapor space.

¢ Refueling — Emissions occur during motor vehicle refueling when gasoline vapors escape
through the vehicle/nozzle interface.

e Spillage — Emissions occur from evaporating gasoline that spills during vehicle refueling.

Health risk impacts from the proposed gasoline station were estimated in the “Human Health
Risk Assessment for the Operation of the Proposed Gasoline Dispensing Facility and Warehouse
within the Carleton Acres Specific Plan in Visalia, California” memorandum prepared by
Ramboll US Consulting Inc., dated February 23, 2023 (included as Appendix B of Appendix C).
Results of the health risk analysis from operations of the proposed gasoline station and
warehouse are summarized in Table 3.3-14.

Table 3.3-14

Summary of the Health Impacts from Operations from the
Proposed Costco Gasoline Station and Warehouse

Acute Non-
Cancer
Maximum Hazard from
Cancer Risk Chronic Maximum
(Risk per Non-Cancer Hourly
Exposure Scenario Million) Hazard Index! Benzene
Residential 6.6 0.0 0.2
Sensitive 0.4 0.0 0.0
Worker 4.0 0.1 0.5
Applicable Threshold of Significance 20 1 1
Exceeds Individual Source Threshold in Any
R No No No
Scenario?
1 Chronic and acute hazard indices shown as 0.0 are non-zero values; however, they are
below a meaningful reporting level for this analysis.
Source: Appendix B of Appendix C.

As shown above in Table 3.3-14, the calculated health metrics from the proposed Project’s
operational emissions would not exceed the cancer risk significance threshold, the non-cancer
hazard index significance threshold, or the acute non-cancer hazard in any scenario analyzed.
Therefore, the proposed Project would not result in a significant impact on nearby sensitive
receptors (including future residents within the Specific Plan area) from Project-generated TACs
from gasoline fueling activities and operational DPM from the proposed Costco gasoline station
and warehouse. Mitigation Measure AIR-3A has thus been fully implemented for the Costco

development.
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Mitigation Measure AIR-3A, which requires further evaluation of proposed commercial and
commercial mixed-use development within the Specific Plan area, would require individual
projects to reduce impacts to an acceptable level. Although individual development projects
would be required to implement all feasible and enforceable mitigation to reduce a significant
impact, information is insufficient to determine whether impacts would be less-than-significant

after incorporation of all applicable mitigation. Therefore, this impact remains significant.
Project Operations Land Use Compatibility: ARB Air Quality and Land Use Handbook Recommendations

The ARB Air Quality and Land Use Handbook contains recommendations that will “help keep
California’s children and other vulnerable populations out of harm’s way with respect to nearby
sources of air pollution”, including recommendations for distances between sensitive receptors
and certain land uses. In the California Building Industry Association v. Bay Area Air Quality
Management District, 62 Cal.4" 369 (2015) (Case No. 5213478) the California Supreme Court held
that “agencies subject to CEQA generally are not required to analyze the impact of existing
environmental conditions on a project’s future users or residents. But when a proposed project
risks exacerbating those environmental hazards or conditions that already exist, an agency must
analyze the potential impact of such hazards on future residents or users. In those specific
instances, it is the project’s impact on the environment—and not the environment’s impact on the
project—that compels an evaluation of how future residents or users could be affected by
exacerbated conditions.” Although the Court ruled that impacts from the existing environment
on projects are not required to be addressed under CEQA, land uses such as gasoline stations,
dry cleaners, distribution centers, and auto body shops can expose residents to high levels of TAC
emissions if they are close to the project site. Information regarding the location of existing TAC
sources is provided for disclosure purposes only and not as a measure of the Project’s significance
under CEQA.

Consistency with these recommendations is assessed as follows:

Heavily traveled roads. ARB recommends avoiding new sensitive land uses within 500 feet of a
freeway, urban roads with 100,000 vehicles per day, or rural roads with 50,000 vehicles per day.
Epidemiological studies indicate that the distance from the roadway and truck traffic densities
were key factors in the correlation of health effects, particularly in children. The Project is located
on the northwest corner of N. Akers Street and W. Riggin Avenue in Visalia, California. The traffic
volumes on the road segments nearest the Project are available for Akers Street east of the Project

site for 2018 and Riggin Avenue south of the Project site for 2020. The traffic volume of Akers
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Street was 3,220 trips per day in 2018. The traffic volume on Riggin Avenue was 9,150 trips per

day in 2020. No roads serving the Project would exceed this criterion.?

Distribution centers. ARB also recommends avoiding siting new sensitive land uses within 1,000

feet of a distribution center. The Project is not located within 1,000 feet of a distribution center.?”

Fueling stations. ARB recommends avoiding new sensitive land uses within 300 feet of a large
fueling station (a facility with a throughput of 3.6 million gallons per year or greater). ARB
recommends a 50-foot separation is recommended for typical gas dispensing facilities. The
nearest gas station is located at 1300 N Demaree Street, approximately 1.5 miles southeast of the
Project site.? In addition, potential health risks from fueling operations associated with the
proposed Costco included as part of the Specific Plan were evaluated as part of the Air Quality
and Greenhouse Gas/Energy Analysis Report for the Carleton Acres Specific Plan (see Appendix
Q).

Dry cleaning operations. ARB recommends avoiding siting new sensitive land uses within 300
feet of any dry-cleaning operation that uses perchloroethylene. For operations with two or more
machines, ARB recommends a buffer of 500 feet. For operations with three or more machines,
ARB recommends consultation with the local air district. The nearest dry-cleaning operation is

approximately 1.1 miles south of the Project site at 5219 W Goshen Avenue.?

Auto body shops. Auto body shops have the potential to emit TACs related to painting. The
nearest auto body shop is located at 601 E Acequia Avenue approximately 4.0 miles southeast of

the Project site, which is beyond the distance that would result in a measurable impact.®

Valley Fever

Valley fever, or coccidioidomycosis, is an infection caused by inhalation of the spores of the
tungus, Coccidioides immitis (C. immitis). The spores live in soil and can live for an extended time
in harsh environmental conditions. Activities or conditions that increase the amount of fugitive
dust contribute to greater exposure, and they include dust storms, grading, and recreational off-

road activities.

2 Air Quality and Greenhouse Gas/Energy Analysis Report for the Carleton Acres Specific Plan. Prepared by Johnson, Johnson &
Miller Air Quality Consulting. See Appendix C, page 112.

27 Ibid.

28 Ibid.

» Ibid.

30 Ibid.
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The San Joaquin Valley is considered an endemic area for Valley fever. During 2000-2018, a total
of 65,438 coccidioidomycosis cases were reported in California; median statewide annual
incidence was 7.9 per 100,000 population and varied by region from 1.1 in Northern and Eastern
California to 90.6 in the Southern San Joaquin Valley, with the largest increase (15-fold) occurring
in the Northern San Joaquin Valley. Incidence has been consistently high in six counties in the
Southern San Joaquin Valley (Fresno, Kern, Kings, Madera, Tulare, and Merced counties) and
Central Coast (San Luis Obispo County) regions. California experienced 6,490 new cases of Valley

fever in 2020. A total of 195 Valley fever cases were reported in Tulare County in 2020.3!

The distribution of C. immitis within endemic areas is not uniform and growth sites are commonly
small (a few tens of meters) and widely scattered. Known sites appear to have some ecological
factors in common suggesting that certain physical, chemical, and biological conditions are more
favorable for C. immitis growth. Avoidance, when possible, of sites favorable for the occurrence
of C. immitis is a prudent risk management strategy. Listed below are ecologic factors and sites

favorable for the occurrence of C. immitis:

1) Rodent burrows (often a favorable site for C. immitis, perhaps because
temperatures are more moderate and humidity higher than on the ground
surface)

2) Old (prehistoric) Indian campsites near fire pits

3) Areas with sparse vegetation and alkaline soils

4) Areas with high salinity soils
5) Areas adjacent to arroyos (where residual moisture may be available)
6) Packrat middens
7) Upper 30 centimeters of the soil horizon, especially in virgin undisturbed soils
8) Sandy, well-aerated soil with relatively high water-holding capacities
Sites within endemic areas less favorable for the occurrence of C. immitis include:

1) Cultivated fields

31 California Department of Public Health (CDPH). 2021. Coccidioidomycosis in California Provisional Monthly Report January
2021. Website: https://www.cdph.ca.gov/Programs/CID
/DCDC/CDPH%20Document%20Library/CocciinCAProvisionalMonthlyReport.pdf. Accessed October 5, 2021.
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2) Heavily vegetated areas (e.g. grassy lawns)

3) Higher elevations (above 7,000 feet)

4) Areas where commercial fertilizers (e.g. ammonium sulfate) have been applied
5) Areas that are continually wet

6) Paved (asphalt or concrete) or oiled areas

7) Soils containing abundant microorganisms

8) Heavily urbanized areas where there is little undisturbed virgin soil.

The Project site is situated in a city growth area. The Project includes urbanization of a site that
was formerly used for agricultural purposes. Therefore, implementation of the Project would
have a low probability of the site having C. immitis growth sites and exposure to the spores from
disturbed soil.

Construction activities would generate fugitive dust that could contain C. immitis spores. The
Project will minimize the generation of fugitive dust during construction activities by complying
with the District’s Regulation VIII. Therefore, this regulation, combined with the relatively low
probability of the presence of C. immitis spores, would reduce Valley fever impacts to less than

significant.

During operations, dust emissions are anticipated to be negligible, because most of the Project
area would be occupied by buildings, pavement, and landscaped areas. This condition would
preclude the possibility of the Project providing habitat suitable for C. immitis spores and for
generating fugitive dust that may contribute to Valley fever exposure. Impacts would be less than

significant.

Naturally Occurring Asbestos

According to a map of areas where naturally occurring asbestos in California are likely to occur,
there are no such areas in the Project area.’? Therefore, development of the Project is not
anticipated to expose receptors to naturally occurring asbestos. Impacts would be less than

significant.

32 Air Quality and Greenhouse Gas/Energy Analysis Report for the Carleton Acres Specific Plan. Prepared by Johnson, Johnson &
Miller Air Quality Consulting. See Appendix C, page 114.
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Conclusion

In summary, the Project would not exceed SJVAPCD localized emission daily screening levels for
any criteria pollutant during Project construction. The localized emissions of PMi, PM25, and
NOx would not exceed the screening thresholds during Project operations. Furthermore, the
Project would not have a significant impact in regard to ROG during Project operations. The
Project would not be a suitable habitat for Valley fever spores and is not in area known to have
naturally occurring asbestos. However, the Project may expose sensitive receptors to substantial
concentrations of TACs from construction and/or operations of the Project and may expose
sensitive receptors to significant levels of CO during Project operations. Therefore, the Project
could result in significant impacts to sensitive receptors. As the exact timing, details surrounding
potential sources, and exact locations and occupancy of planned residential receptors is unknown

at this time, the impact is considered significant.

Mitigation measures are included to reduce the severity of potential impacts; however, impacts

are still significant and unavoidable.
Mitigation Measures
Implement Mitigation Measures AIR-2A, AIR-2B, and the following:

AIR-3A Prior to future discretionary approval for commercial or commercial mixed-use
projects, the City of Visalia shall evaluate potential health risk impacts from new
development proposals for any individual development projects within 1,000 feet
of an existing or planned sensitive land use (e.g., residential, schools, hospitals, or
nursing homes), as measured from the property line of the project to the property
line of the nearest sensitive use. Such projects shall submit the following to the

City of Visalia’s Planning Division:

A Health Risk Prioritization Screening Analysis or a Health Risk Assessment
(HRA) for the project’s potential to expose sensitive receptors to elevated levels of
TACs during project construction and operations prepared in accordance with
SJVAPCD guidance. If the HRA shows that the incremental health risks exceed
their respective thresholds, as established by the SJVAPCD at the time a project is
considered, the project applicant shall be required to identify and incorporate
commercially feasible mitigation including appropriate enforcement mechanisms

to reduce risks to an acceptable level.
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Impact 3.3-4: Would the project result in other emissions (such as those leading to odors) adversely

affecting a substantial number of people?

Less Than Significant. Odor impacts on residential areas and other sensitive receptors, such as
hospitals, day-care centers, schools, etc. warrant the closest scrutiny, but consideration should
also be given to other land uses where people may congregate, such as recreational facilities,

worksites, and commercial areas.

Two situations create a potential for odor impact. The first occurs when a new odor source is
located near an existing sensitive receptor. The second occurs when a new sensitive receptor
locates near an existing source of odor. According to the CBIA v. BAAQMD ruling, impacts of
existing sources of odors on the Project are not subject to CEQA review. Therefore, the analysis
to determine if the Project would locate new sensitive receptors near an existing source of odor is
provided for informational purposes only. The SJVAPCD has determined the common land use

types that are known to produce odors in the Air Basin. These types are shown in Table 3.3-15.

Table 3.3-15
Screening Levels for Potential Odor Sources33
Odor Generator Sc.reenlng
Distance
Wastewater Treatment Facilities 2 miles
Sanitary Landfill 1 mile
Transfer Stafion 1 mile
Composting Facility 1 mile
Petroleum Refinery 2 miles
Asphalt Batch Plant 1 mile
Chemical Manufacturing 1 mile
Fiberglass Manufacturing 1 mile
Painting/Coating Operations (e.g., .
1 mile
auto body shop)
Food Processing Facility 1 mile
Feed Lot/Dairy 1 mile
Rendering Plant 1 mile

33 San Joaquin Valley Air Pollution Control District (SJVAPCD). 2015a. Guidance for Assessing and Mitigating Air Quality Impacts.
Revised March 19, 2015. Website: http://www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. Accessed August 1, 2022 and
April 5, 2023.
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According to the SJVAPCD’s GAMAQ), analysis of potential odor impacts should be conducted
for the following two situations:

¢ Generators: projects that would potentially generate odorous emissions proposed to
locate near existing sensitive receptors or other land uses where people may congregate,

and

e Receivers: residential or other sensit