SAN:JOAQUIN Community Development Department

COUNTY Planning - Building - Neighborhood Preservation

August 24, 2020

MEMORANDUM
TO: Planning Commission -
FROM: John Funderburg, Principal Plan‘ner“‘%

|

SUBJECT: Master Plan Amendment No. PA-2000063, Specific Plan |
Amendment No. PA-2000064, and Site Approval No. PA-
2000065 of Rankins AG, Inc. (C/O Pinnacle Ridge, LLC) —
Mountain House

The Community Development Department is requesting the above item be continued to
the October 1, 2020 Planning Commission hearing. The project applicant is working
with staff on the recommended conditions of approval and the final design review
comments,
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Community Development Department

Planning - Building - Neighborhood Preservation

Planning Commission Staff Report
Item #2, September 3, 2020
Specific Plan Amendment No. PA-2000077
and Site Approval No. PA-1900286
Prepared by: Alisa Goulart

PROJECT SUMMARY
Applicant Information
Property Owner: LBJ2, LLC
Project Applicant: XTRA LEASE LLC
Project Site Information
Project Address: 4124 Cherokee Road
Project Location: On the east side of Cherokee Road, 1,215 feet north of State Route 99,
Stockton.
Parcel Number (APN): 087-100-72 Water Supply: Public (CSA15)
General Plan Designation: CIG Sewage Disposal: Public (CSA15)
Zoning Designation: C-G Storm Drainage: Private
Project Size: 20 acres 100-Year Flood: Yes
Parcel Size: 20 acres Williamson Act: No
Community: Stockton Supervisorial District: 4

Environmental Review Information
CEQA Determination: Mitigated Negative Declaration (See Attachment C, Environmental Review)

Project Description

This project is a Specific Plan Amendment to amend the Wilcox Road Specific Plan and a Site Approval to
establish a facility to lease and sell semi-truck trailers. The Specific Plan Amendment proposes to remove
from the Wilcox Road Specific Plan two undeveloped sections of the plan that cross an undeveloped, 20-
acre parcel, allowing development of the parcel. (See Attachment A, Site Plan 1)

The Site Approval application proposes to develop the same 20-acre parcel with a facility that will lease
and sell semi-truck trailers. The project includes construction of a 9,281-square-foot building for use as an
office and maintenance building, as well as parking for 622 trailers. (Use Type: Truck Sales & Services —
Sales) (See Attachment A, Site Plan 2)

Recommendation

1. Forward the Mitigated Negative Declaration to the Board of Supervisors for adoption (Attachment C,
Environmental Review);

2. Forward Specific Plan Amendment No. PA-2000077 to the Board of Supervisors with a recommendation
to approve with the Findings contained in the Staff Report (Attachment D, Findings);

3. Forward Site Approval No. PA-1900286 with the Findings and Conditions of Approval contained in the Staff
Report (Attachment E, Conditions of Approval).
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NOTIFICATION & RESPONSES

(See Attachment B, Response Letters)

Public Hearing Notices

Legal ad for the public hearing published in the Stockton Record: August 24, 2020
Number of Public Hearing notices: 88

Date of Public Hearing notice mailing: August 21, 2020

Referrals and Responses

e Early Consultation Date: PA-1900286 (SA) ¢ Mitigated Negative Declaration Posting
December 20, 2019, PA-2000077 (SP) May 15, Date: July 13, 2020
2020
e Combined Project Referral with Environmental e OPR State Clearinghouse #:
Determination Date: July 14, 2020 2020070243
Response Date — Response Date — Response Date —
Agency Referrals PA-1900286 (SA) PA-2000077 (SP) Comgine d Referral
Early Consultation Early Consultation
County Departments
Board of Supervisors
Supervisor District 4
Community
Development
Building Division 12/31/2019 :
e Prevention 12/23/2019 7/16/2020
ureau
Environmental Health 1/3/2020 5/20/2020
Mosquito Abatement
Public Works 2/24/2020 5/19/2020 7/22/2020
Sheriff Office
State Agencies __
Caltrans-District 10 1/10/2020 _ 6/11/2020
CA Highway Patrol
C.RW.Q.CB. 1/10/2020
C.V.F.P.B.
CA DMV
CA Fish & Wildlife,
Region: 2
CA Native American
Heritage Commission
Federal Agencies
F.EM.A. 12/30/2019
US Fish & Wildlife

Planning Commission Staff Report, PA-1900286 (SP) and PA-1900286 (SA)



Agency Referrals

Response Date —
PA-1900286 (SA)
Early Consultation

Response Date —
PA-2000077 (SP)
Early Consultation

Response Date —
Combined Referral

Local Agencies

City of Stockton

Linden Unified School
District

Waterloo-Morada Fire
District

8/18/2020

San Joaquin Air
Pollution Control District

1/6/2020

L.AF.C.O.

S.J.C.0.G.

12/30/2019

5/20/2020

7/20/2020

Stockton East Water
District

County Service Area
150

SJC Resource
Conservation

Miscellaneous

AT.&T.

P.G.&E.

12/30/2019

6/1/2020

Buena Vista Rancheria

CA Tribal TANF
Partnership

CA Valley Miwok Tribe

North Valley Yokuts
Tribe

United Auburn Indian
Community

Haley Flying Service

Precissi Flying Service

Sierra Club
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ANALYSIS

Wilcox Road Specific Plan

On August 31, 1978, the Board of Supervisors adopted SP-78-0001, a Specific Plan for Wilcox Road.
(County Ordinance 2590). The Specific Plan established and reserved right-of-way locations for an 84-foot-
wide industrial collector road running parallel to, and east of, State Route 99, from the Calaveras River to
south of Waterloo Rd. Also included in the plan are right-of way locations for two 60-foot-wide connector
roads to aid in traffic circulation within the plan. No other development is permitted within these reserved
right-of-way boundaries of the Wilcox Road Specific Plan. Specific Plan Amendment PA-2000077 proposes
amending the plan by removing the reserved right of way for undeveloped sections of Wilcox Road to allow
for development of the 20-acre parcel addressed 4124 Cherokee Road, in Stockton.

The reserved right-of-way for an unconstructed section of the Wilcox Road Specific Plan bisects, from north
to south, the undeveloped, 20-acre parcel, beginning on the south side of Cherokee Road and continuing
south for approximately 1,800 feet and ending at the terminus of the developed section of Wilcox Road off
of Waterloo Road. Additionally, the right-of-way for an approximately 500-foot unconstructed section of the
Wilcox Road Specific Plan that would connect the future Wilcox Road to Ad Art Road crosses half of the
same parcel from east to west (See Attachment A, Site Plan 1). Removal of these two sections from the
Wilcox Road Specific Plan would allow the development of that parcel as proposed in the Site Approval
application discussed below.

In a statement dated August 3, 2020, the Department of Public Works provided the following information
on the Wilcox Road Specific Plan:

“The Wilcox Road Specific Plan was part of a larger plan to develop the area surrounding the project
parcel into a business park. In the 40 years since the Specific Plan was adopted, development in the
area has shifted away from a business park to include commercial and residential developments.
Because of this, the proposed amendment to remove this section of Wilcox Road does not hinder
development.”

Site Approval for Truck Sales

Site Approval No. PA-1900286 proposes developing the entire 20-acre parcel with a leasing and selling
facility for semi-truck trailers. The proposal includes construction of a 9,281-square-foot building to be
utilized as an office and maintenance shop, as well as parking for 622 trailers. The Department of Public
Works, responding to the project referral in a letter dated February 24, 2020, stated that an amendment of
the Wilcox Road Specific Plan is required prior to approval of this project.

A Site Approval is a discretionary application that is reviewed using the Staff Review with Notice Procedure.
However, because this proposed Site Approval is contingent upon approval of Specific Plan Amendment
No. PA-2000077, the applications are being processed concurrently using the Public Hearing Review
Procedure, as required for a Specific Plan Amendment application.

Neighborhood Response

The Community Development Department received a letter dated June 22, 2020, from the owner of property
at the southeast corner of Cherokee Road and undeveloped Wilcox Road. The owner stated that he would
prefer that the Wilcox Road Specific Plan remain in place in order to provide an additional access point to
his property in the future. His property can be accessed from Cherokee Road and, if the Wilcox Road
Specific Plan is amended, he will be able to continue to access his property from Cherokee Road.

Waterloo Morada Fire District

On August 18, 2020, the Community Development Department received a letter from the Waterloo Morada
Fire District stating that the district is concerned with the proposed amendment to the Wilcox Road Specific
Plan because it may impede the district’s ability to respond to future developments off of Cherokee Road.
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For this reason, the District is not in favor of the amendment. The Community Development Department
forwarded the letter to the Department of Public Works for review.

On August 19, 2020, the Department of Public Works responded to the Waterloo Morada Fire District,
stating that amending the Wilcox Road Specific Plan will not alter any existing access for properties along
Cherokee Road or Waterloo Road and that there are no plans to build this section of Wilcox Road in the
near or long term future. As a result, the district’s ability to provide service will be unaffected if the
amendment to the Wilcox Road Specific Plan is approved.

Planning Commission Staff Report, PA-1900286 (SP) and PA-1900286 (SA) 6



RECOMMENDATION

It is recommended that the Planning Commission:

1. Forward the Mitigated Negative Declaration to the Board of Supervisors for adoption (Attachment C,
Environmental Review Document);

2. Forward Specific Plan No. PA-2000077 to the Board of Supervisors with a recommendation to approve
with the findings contained in the Staff Report (Attachment D, Findings);

3. Forward Site Approval No. PA-1900286 with the findings and conditions of approval contained in the
Staff Report (Attachment E, Conditions of Approval).

Planning Commission Staff Report, PA-1900286 (SP) and PA-1900286 (SA) 7
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Community Development Department

Planning - Building - Neighborhood Preservation

Attachment A
Site Plans
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Site Plan 1
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Site Plan 2

L e p——— O e i)
WRCECY W o eI s = — w
s’ o mamr 1
MAROU] — — —— — L e o B '3
) " §
e R Eowtetine :
I AL SRl L TETY CHLRITS ST I ranh i N
e RSO0 SR a ST LT NG «_ﬁ (T .
Y 3 ] T :
BaOm SINIWIHIND3Y INIW40TIN3A £
s e B
e s ) = v Ak
U LDA0 3 L PO, Bl Il O O] AT DR, BoRlO
A Y 0 LR (LA T ¥ e R TS L T
LA CEIITIS I DA DL B TN g I IOV 1S 5
o PRk A LA S S0 TN L
R0 S ] 04 1Y 45 AVIUS0. LS B % MR TR A A s 025
o EU PRS2 MR - =
AR I8 O N VA R R T — 1 b R YN P | PO
TR B A Y, DY T T B L R ] AT e TR
WFRACA ST 5
B0 L0 3T S S SRR T
AT S N A0, St
BT 0N RO o A AP E
SELON 3 Tao S s
DY A NOILYWEO4NI LININJ0T13A30 035040404

AU IR 5
TR T WM L L U
TR i
RS 45N PRSI T LN 4 b KIS0 SH AT
am N s
(U Y WV O e RIS
NS, 0 O I T R 0 ennu
S e TOLIEST W TR

saoe i L
TR T VNN Y DT

PSSR S |9 L |

10D I

- T

LGN Y D

S LR
e "HERT OB O3 A

S

<7 IwegtimiEd VWL
SN R pem Y

srai| w
e | eange| i
e
OESCIET YN
e | v | i | e
L TR A =]

L=21=420
1 2T FY

_— n 23 = - T
- tte- a0 - : i : @
. . # & 3 N W T ‘mu L ST

T4 4

LaEE L]
e ™
—— - - L] L] x =
Wt 1n
P L] it
T s 1

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)

Site Plan



This page intentionally left blank.

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
Site Plan



Community Development Department

Planning - Building - Neighborhood Preservation

Attachment B

Response Letters
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SAN-JOAQUIN Community Development Department

T COUNTY Planning - Building - Neighborhood Preservation

DATE: December 31, 2019

PA-1900286 (SA)

Property owner: LBJ2 LLC

Applicant: Xtra Lease LL.C

APN / Address: 087-100-72, 4124 E Cherokee Rd.

Planner: Alisa Goulart

Building Conditions By: Mark Fine Deputy Director (Building Official) (209) 468-3180

BUILDING CODE REQUIREMENTS: The following California Building Code (CBC) and San
Joaquin County Ordinance requirements will be applicable to the proposed project. The
following conditions shall be addressed prior to submittal of a building permit application to the
Building Inspection Division:

1. A building permit for each separate structure or building is required. Submit plans,
Specifications and supporting calculations, prepared by a Registered Design
Professional (architect or engineer) for each structure or building, showing compliance with
The 2019 California Building, Existing Building, Mechanical, Plumbing, Electrical, Energy
and Fire Codes as may be applicable. Plans for the different buildings or structures may be
combined into a single set of construction documents.

2. A grading permit will be required for this project. Submit plans and grading calculations,
including a statement of the estimated quantities of excavation and fill, prepared by a
Registered Design Professional. The grading plan shall show the existing grade and
finished grade in contour intervals of sufficient clarity to indicate the nature and extent of the
work and show in detail that it complies with the requirements of the code. The plans shall
show the existing grade on adjoining properties in sufficient detail to identify how grade
changes will conform to the requirements of the code.

3. The required plans must be complete at the time of submittal for a building permit. Plans
must address building design and construction, fire and life safety requirements,
accessibility and show compliance with the current California codes and San Joaquin
County ordinances. A complete set of plans must include fire sprinkler plans, truss design
submittals, metal building shop drawings, structural plans and calculations, plumbing,
electrical and mechanical drawings and energy report.

4. A soils report is required pursuant to CBC § 1803 for foundations and CBC appendix § J104
for grading. All recommendations of the Soils Report shall be incorporated into the
construction drawings.

5. For each proposed new building, provide the following information on the plans:

Description of proposed use

Existing and proposed occupancy Groups
Type of construction

Sprinklers (Yes or No

Number of stories

Building height

Allowable floor area

@0 00T
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10.

11.

12.

13.

h. Proposed floor area
i. Oceupant load based on the CBC
j.  Occupant load based on the CPC

If high piled combustible storage is to be used in a building, an automatic fire sprinkler
system will be required.

Accessible routes shall be provided per CBC § 11B-206. At least one accessible

route shall be provided within the site from accessible parking spaces and accessible
passenger loading zones; public streets and sidewalks; and public transportation stops to the
accessible building or facility entrance they serve. Where more than one route is provided,
all routes must be accessible. §11B- 206.2.1

At least one accessible route shall connect accessible buildings, accessible facilities,
accessible elements and accessible spaces that are on the same site. §11B-206.2.2

At least one accessible route shall connect accessible building or facility entrances with all
accessible spaces and elements within the building or facility, including mezzanines, which
are otherwise connected by a circulation path. §11B-206.2.4

Parking spaces will be required to accommodate persons with disabilities in compliance with
Chapter 11B of the California Building Code. Note that accessible parking spaces are
required for each phase of the project. These parking space(s) shall be located as close as
possible to the primary entrance to the building.

Adequate sanitary facilties shall be provided for the facility, per the requirements of Chapter
4 of the California Plumbing Code.

Pursuant to Section 422.4 of the California Plumbing Code, toilet facilities shall be
accessible to employees at all times, should not be more than 500 feet from where
employees are regularly employed and accessible by not more than one flight of stairs.
The plans shall indicate the location of the toilet facilities and the travel distance from work
areas.

This project will be required to comply with the Model Water Efficient Landscape Ordinance
requirements of the California Code of Regulations, Title 22, Division 2, Chapter 2.7

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.org/lcommdev
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Community Development Departrment
Planning - Building - Neighborhatd Preservation

~ SAN JOAQUIN

= COURTY-

To: Development Servicas: Alisa Goulart

ﬁafe 12023419 SEJ.;‘E

{Contact person) 3 # 3 ‘o’i’" ™
Frome: Fire Prevention: . Steve _!":{uf,l_gr,m__"-_-'f’[ # "'f }“ ff}""
{Conlact persuf):»' ,\,, "
209465!—316(.5/"’4 {; \x \w 3
Subject: PA-1900286 " 5

(Planning application referral numbar)

Project Summary; Leasing and sales of truulgsé.mlrtrailers to nelude construction of 8,539 sguare
foot kutilding; 3421 square feet of the building.will be for office operations and 5,110 square fest will be
for preventive maintenance of the fleet. The project address 4124 Fast Cherokeo Rd, Stockton.

The following Callfornia Fire Code (CFC) requirements will be applicable to the proposed
project. The following condlhons shall be addressad prior to submittal of a building permit
application to the Bmla"iﬁg inspection Division.

1.

1810 E. Hazelton Avenue | Stockton, California 95208

,

CFC 507 Fire Protection
Water Supply - Fire flow and
hydfants shall be provided for
the proposad projact by the

~use of: CFC Appendix B.

If Fire Protection Systems are
required they shall be installed
according to the CFC,

Chapter 9 and the appropriate
stanctards and guides adopted

in Chapter 35 of the Callfornia

Building Code and the
California Elecirical Code,

CFC, Section 503 Fire
Apparaius Access Roads -
Shall be provided as required
by this section. 503.1.2- A
sacondary access may be
raquired.

CFC, Section 906 Portable
Fire Extinguishers — Provide
portable fire extinguishers as
required by this sectian.

GFC, Seaction 506 Key Box -
A Knox® Box shall be
installed according to the local

fire department's instructions.
Make application for the key
box at the fire district having
jurisdiction of this project. if
there is an electronically
controlled accass gate at this
site a Knox® key switch will
also be required.

. CFC, Section 5001.3.3.1

Properties of Hazardous
Materials — A completa list of
hazardous materials used
and or stored at this site shali
be provided.

. A complete review, at

building permit submittal, will
require compliance with
applicable codes and
ordinances,

. CFC, Section 105 Permits:

Operational Permit(s) may be
required prior to occupancy.

(209) 468-3121 | www.sjgov.orgfeomimdey
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SAN:JOAQUIN

Community Development Department
Planning - Building - Neighborhood Preservation

To: Development Services: Alisa Goulart Date: 7/16/2020

(Contact person)

Steve Butler
(Contact person)

209-468-3166
PA-1900286 (SA) PA-2000077(SP)

(Planning application referral number)

From: Fire Prevention:

Subject:

Project Summary: A Specific Plan application to amend the Wilcox Road Specific Plan which was
originally adopted in 1977. The Wilcox Road Specific Plan established exact locations and width
reserved for future public right-of-way and the construction of any improvements that are not road-
related in the planned right of way is not permitted. The amendment proposes to remove from the road
plan the section of Wilcox Road (undeveloped) beginning on the south side of Cherokee Road and
continuing south for approximately 1,800 feet (ending at the terminus of the developed portion of
Wilcox Road off of State Route 88 [Waterloo Road])). In addition, the amendment will remove from the
road plan a 500-foot section of Ad Art Road (undeveloped) off of Wilcox Road as shown on the site
plan. These portions of the Wilcox Road

Specific Plan and its future right-of-way prevents development of the parcel that is the proposed site
of the Site Approval project described below. This Specific Plan application is being processed
concurrently with a Site Approval application for a facility that will lease and sell semi-trailers. The
project includes parking for 622 trailers and the construction of an 8,539-square-foot building; 3,421
square-feet of the building will be for office operations and 5,118 square-feet will be for trailer
maintenance. Only fleet semitrailers will be maintained at the facility. The parcel is served by public
services for water, sewer, and storm drainage. Access is proposed at the south end of the parcel, off
of Wilcox Road and Waterloo Road. The site for the proposed project is currently bisected lengthwise
on the road plan for the planned, undeveloped section of Wilcox Road addressed in the Specific Plan
application. (Use Type: Truck Sales & Services-Sales).

PROJECT LOCATION: The project site is located on the east side of Cherokee Road, 1,215 feet north of
State Route 99, Stockton. (APN/Address: 087-100-72/4124 East Cherokee Road, Stockton) (Supervisorial
District: 4)

The following 2019 California Fire Code (CFC) requirements will be applicable to the
proposed project. The following conditions shall be addressed prior to submittal of a
building permit application to the Building Inspection Division.

Chapter 9 and the appropriate

1810 E. Hazelton Avenue |

1.

CFC 507 Fire Protection
Water Supply - Fire flow and
hydrants shall be provided for
the proposed project by the
use of: CFC Appendix B.

If Fire Protection Systems are

required they shall be installed
according to the CFC,

Stockton, California 9

5205 |

(209) 468-3121 |

standards and guides adopted
in Chapter 35 of the California
Building Code and the
California Electrical Code.

CFC, Section 503 Fire
Apparatus Access Roads -
Shall be provided as required
by this section. 503.1.2 - A

WWw.sjgov.org/commdev
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1810 E. Hazelton Avenue | Stockton, California 85205

secondary access may be
required.

CFC, Section 906 Portable
Fire Extinguishers — Provide
portable fire extinguishers as
required by this section.

CFC, Section 506 Key Box -

' A Knox® Box shall be

installed according to the local
fire department’s instructions.
Make application for the key
box at the fire district having
jurisdiction of this project. If
there is an electronically
controlled access gate at this
site a Knox® key switch will
also be required.

. CFC, Section 5001.3.3.1

Properties of Hazardous
Materials — A complete list of
hazardous materials used
and or stored at this site shall
be provided.

. A complete review, at

building permit submittal, will
require compliance with
applicable codes and
ordinances.

CFC, Section 105 Permits:
Operational Permit(s) may be
required prior to occupancy.

(209) 468-3121

www.sjgov.org/commdeyv
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. SAN JGAUL”N Environmental Health Department

—— COUNTY— Kasey Foley, REHS, interim Director

PROGRAM COORDINATORS
Robert McClellon, REHS
Jeff Carruesco, REHS, RDI
Willy Ng, REHS

Muniappa Naidu, REHS
Michael Kith, REHS

Melissa Nissim, REHS

January 3, 2020

To: San Joaquin County Community Development Department
Attention: Alisa Goulart /

From: Aaron Gooderham; (209) 468-3442
Environmental Health Specialist

RE: PA-1900286 (SA), Early Consultation, SU0012714
4124 E. Cherokee Road, Stockton

The following requirements have been identified as pertinent to this project. Other
requirements may also apply. These requirements cannot be modified.

1) Any geotechnical drilling shall be conducted under permit and inspection by The
Environmental Health Department (San Joaquin County Development Title, Section 9-
1115.3 and 9-1115.6).

2) Destroy the abandoned agricultural well, located near Cherokee Road on this parcel, under
permit and inspection by the Environmental Health Department as required by San Joaquin
County Development Title, Section 9-1115.5(e).

3) Before any hazardous materials/waste can be stored or used onsite, the owner/operator must
report the use or storage of these hazardous materials to the California Environmental
Reporting System (CERS) at cers.calepa.ca.gov/ and comply with the laws and regulations
for the programs listed below (based on quantity of hazardous material in some cases). The
applicant may contact Muniappa Naidu, Program Coordinator, CUPA Program, at (209) 468-
3439 for more information.

a) Any amount but not limited to the following hazardous waste; hazardous material spills,
used oil, used oil filters, used oil-contaminated absorbent/debris, waste antifreeze, used
batteries or other universal waste, etc. — Hazardous Waste Program (Health &Safety
Code (HSC) Sections 25404 & 25180 et sec.)

b) Onsite treatment of hazardous waste — Hazardous Waste Treatment Tiered Permitting
Program (HSC Sections 25404 & 25200 et sec. & California Code of Regulations (CCR},
Title 22, Section 67450.1 et sec.)

¢) Reportable quantities of hazardous materials-reportable quantities are 55 gallons or more
of liquids, 500 pounds for solids, or 200 cubic feet for compressed gases, with some
exceptions. Carbon dioxide is a regulated substance and is required to be reported as a
hazardous material if storing 1,200 cubic feet (137 pounds) or more onsite in San Joaquin
County — Hazardous Materials Business Plan Program (HSC Sections 25508 & 25500 et
sec.)

1868 E. Hazelton Avenue | Stockton, California 95205 | T 209 468-3420 | F 209 464-0138 | www.sjcehd.com
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PA-1900286 (SA) (Early Consultation), SU0012714 Page 2 of 2
4124 E. Cherokee Road, Stockton January 3, 2020

d) Any amount of hazardous material stored in an Underground Storage Tank -
Underground Storage Tank Program (HSC Sections 25286 & 25280 et sec.)

i) If an underground storage tank (UST) system will be installed, a permit is required to
be submitted to, and approved by, the San Joaquin County Environmental Health
Department (EHD) before any UST installation work can begin.

ii) Additionally, an EHD UST permit to operate is required once the approved UST
system is installed.

e) Storage of at least 1,320 gallons of petroleum aboveground or any amount of petroleum
stored below grade in a vault — Aboveground Petroleum Storage Program (HSC Sections
25270.6 & 25270 et sec.) ‘

i) Spill Prevention, Countermeasures and Control (SPCC) Plan requirement

f) Threshold quantities of regulated substances stored onsite - California Accidental
Release Prevention (CalARP) Program (Title 19, Section 2735.4 & HSC Section 25531
et sec.)

g) Risk Management Plan requirement for covered processes

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
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SAN:JOAQUIN Environmental Health Departmen
e COLNT Y Wayne Fox, REHS, lnterim Directur

PROGRAM COORDINATORS
Robert McCielicn, REHS
Jeff Carruesco, REHS, RD!
Willy Ng, REHS

Muniappa Naidu, RERS
Michael Kith, REHS

Melissa Nissim, REHS

May 20, 2020

To:

From:

RE:

San Joaquin County Community Developn@t Department
Attention: Alisa Goulart y

Aaron Gooderham; (209) 468-3442 \f/
Environmental Health Specialist

PA-2000077 (SP), Early Consultation, SU0013293
4124 East Cherokee Road, Stockton

The Environmental Health Department has no comment, these parcels will be served by public

services.

1868 E. Hazelton Avenue | Stockton, California 95205 | T 209 468-3420 | F 209 464-0138 | www.sjgov.org/end
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Depariment of Public Works

» SAN:JOAQUIN

R L N T s

Kris Balajl, ractor of Public Works

Fritz Buchiman, Depuly DireclorDevelopment

¥

i i B satn Fjore *
Garzatints groks nare, Woaldng for TOUF ra Jim Stane, Depuly Dlrecfor/Operalions
/" WNajee Zarif, Interim Depuly DirecloEngineering
Fobruar v 24, 2020 F o KyIstt Rhea, Manager of Shalegic Infliatives
MEMORANDUM al”
; . 3 rd 4 5 # P y A
TO! Community Development Department 4/',' i Y WY i
CONTACT PHRSON: Alise Goulart i %5%}- VR N
4 P N
VALY
FROM: Alex Chetley, Bogineering Services Manager AQ\:(/ . A v

Deyslopment Services Division

SUBIECT: PA-1000286: A Site Approval applicalion for the leasing and sales of truclk semi-trailers
to includo the construction of an’8,539 square foot building; 3,421 square feet of the
buitding will be for offive operblions and 5,118 squate feet will be for preventative
msintenance of the fleet; located on the south side of East Cherokee Road at Wileox
Road, Stockton, (Supervisorial District 4)

PROPERTY OWNER: LBI2LLC, APPLICANT: Xtra Lease LLC.
ADDRESS: 4124 E. Cherokee Road, Siookton APN: 087-100-72
TNFORMA'TION: "

The site is currently located within a Federal Bmergency Management Agency Designated Flood Hazard
Area designated as Zone AH and X, The 100-Year Flood Blovation will be approximately 32-fect NAVD
1988, i

The site s within the Phase _l*!area of the Natianal Pellutant Dischiarge Elimination System (NPDES).

Wilcox Road has an existi.}i"g and planned right-of-way width of 84 feet per the Wileox Road Specific
Plan (County Ordinance No. 2590).

Cherokee Road has an ﬁkisting right-of-way width of 80 feet and a planned right-of-way width of 84-110
feat. 4

]
REQUIREMENTS: ;
¥

Fi
The applicant shalfcomplete the following requitements before the Department of Public Works can
suppott or deew: complete the application for this project:

1. ‘The Wiicox Rond Specific Plan shall be amended prior to approval of this application.
Upon satisfaction of the above requirements, the following Conditions of Approvai shall apply.

Additional andfor revised Conditions of Approval may be necessary based upon the completed
application,

1810 East Hazelton Avenue | Slockton, California 95205 | T 2094683000 | F 209 468 2009
B! Follow us on Facebool @ PublicWarksSJC  Visit our website: www,sjgov.orgipubworks
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Community Development Department
PA-1900286 (SA)

RECOMMENDATIONS:

D

2)

3)

4

5)

6)

7

8)

9

An encroachment permit shall be required for all work within road right-of-way. (Note: Driveway
encroachment permits are for flatwork only — all vertical features, including but not limited to
fences, walls, private light standards, rocks, landscaping and cobbles are not allowed in the right-of-
way.) (Development Title Sections 9-1145.4 and 9-1145.5)

Prior to issuance of the occupancy permit, the driveway approach shall be improved in accordance
with the requirements of San Joaquin County Improvement Standards Drawing No. R-13.
(Development Title Section 9-1145.5)

Upon approval of the Wilcox Road Specific Plan Amendment the following improvements shall be
made:

a) A turnaround for trucks shall be provided at the terminus of Wilcox Road at the south end of
the property.

b) Future Wilcox Road from Cherokee Road to the proposed project frontage shall be vacated.

The Water Supply Facilities Impact Mitigation Fee shall be required for this development. The fee
is due and payable prior to issuance of the building permit. The fee will be based on the current
schedule at the time of payment. (Development Title Section 9-818.4 and Resolutions R-91-327,
R-94-185 and R-97-5)

The Traffic Impact Mitigation Fee shall be required for this application. The fee is due and payable
at the time of building permit application. The fee shall be automatically adjusted July 1 of each
year by the Engineering Construction Cost Index as published by the Engineering News Record.
(Resolution R-00-433)

The Regional Transportation Impact Fee shall be required for this application. The fee is due and
payable at the time of building permit application. The fee will be based on the current schedule at
the time of payment. (Resolution R-06-38)

Applicant shall obtain approval from the Department of Public Works and Caltrans for STAA
terminal and STAA route designations of proposed facility. Contact the Traffic Engineering
Division of the Department of Public Works (209-468-3707) for designation process.

A copy of the Final Site Plan shall be submitted prior to release of building permit.

The developer shall provide drainage facilities in accordance with the San Joaquin County
Development Standards. Retention basins shall be fenced with six (6) foot high chain link fence or
equal when the maximum design depth is 18 inches or more. Required retention basin capacity
shall be calculated and submitted along with a drainage plan for review and approval, prior to
release of building permit. (Development Title Section 9-1135)

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
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3.

Community Development Department
PA-1900286 (SA)

10)

a)

b)

€)

d)

g

h)

This project falls within the definition of a Regulated Project as defined in either the County Post-
Construction Standards Manual or the County Phase | National Pollutant Discharge Elimination
System (NPDES) permit and shall comply with the following conditions:

A registered professional engineer shall design a system or combination of systems to treat,
filter or infiltrate the 85th percentile storm drainage as defined in the County’s 2009 SWQCCP.
The system design shall follow standards as cutlined in the 2009 SWQCCP and comply with
the conditions of the County Phase 1 NPDES permit. Plans and/or calculations of the
proposed system shall be submitted to the County for review and approval Plan prior to
clearance for plan check.

All Priority New Development and Significant Redevelopment Projects must meet the
volume reduction requirement outline in the County’s 2009 SWQCCP.

Applicant shall submit a “Storm Water Pollution Prevention Plan™ (SWPPP) to Public Works for

review. A copy of the approved SWPPP and all required records, updates, test results and
inspection reports shall be maintained on the construction site and be available for review upon
request. The post construction chapter of the SWPPP must identify expected pollutants and
how they will be prevented from entering the storm system. The chapter shall also contain a
maintenance plan, a spill plan, and a training plan for all employees on proper use, handling
and disposal of potential pollutants.

Owner shall be responsible for providing the county with an annual report of operation and
maintenance of any system. The property owner shall also be responsible for the payment to
the County of an annual system inspection fee established by Resolution of the Board of
Supervisors,

A Maintenance Plan shall be submitted and the execution of a Maintenance Agreement with
San Joaquin County will be required for the owner/operator of stormwater controls prior to
the release of the building permit.

Standard Best Management Practices for the type of development proposed shall be
incorporated into the site storm drainage design.

Owner shall check with the State Water Resources Control Board to determine if an Industrial
Storm Water Permit will be required.

Wastewater shall not be allowed into the storm drainage system.
All new construction and the substantial improvement of any structure in the area of special

flood hazard shall be elevated or floodproofed in accordance to San Joaquin County
Ordinance Code section 9-1605.12 (a), (b), (c) and (d).

AC: CH
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Pepartment of Public Works

Hris Balaji, Director of Public Works

" SANJOAQUIN

~COUNTY
' e Fritz Buchinan, Depuly Direclor/Developrieni
Working for OO Jim Stone, Deputy Director/Operationy
Majee Zarif, inferim Depuly Direclor/Engineeting
1Kristi Rhea, Manager of Sirategic Initialfves
May 19, 2020 Cadth ol
MEMORANDUM .
TO: Community Development Department

CONTACT PERSON: Alisa Goulart

Y4

FROM: Alex Chetley, Engineering Services Mana‘éer
Development Services Division

7
s

SUBJECT, PA-2000077: A Specific Plan app],iéation to amend the Wilcox Road Spedific Plan which was
originally adopted in 1977. The amendment will remove the section of Wilcox Road
beginning on the south side of.Cherokee Road and continuing south for approximately 1,800
feel (ending at the tesrminl.fs__._n:ﬁc the developed portion Wilcox Road off of State Route 88. In
addition, the amendment will remove a 500 foot section of Ad Art Road off of Wilcox Road as
shown on the site plan; lécated on the south side of Cherokee Road, 1,200 feet east of State
Route 99, to the terminus of Wilcox Road off of State Route 88, east of Stockton.
{Supervisorial Distrigt 4)

PROPERTY OWNER: LBJ‘Z,JE']‘I_C. APPLICANT: Xtra Lease, LLC
ADDRESS: 4124 E. Cherpﬁee Road, Stockton APN: C87-100-72
‘f-.’
/

INFORMATION:

f;‘
The site is currently’ located within a Federal Emergency Management Agency Designated Flood
Hazard Area designated as Zone AH and X. The 100-Year Flocd Elevation will be approximately 32-
feet NAVD 1988,
The site is within the Phase 1 area of the National Pollutant Discharge Elimination System (NPDES).
Wilcox Road has an existing and planned right-of-way width of 84 feet per the Wilcox Road Specific
Plan (County Ordinance No. 2590).
RECOMMENDATIONS:

I. None.

AGC:CH

1810 East Hazelton Avenue | Stockion, California 85205 | T 209463 3000 | F 209468 2095
Ei Follow us on Facebook (@), PublicWoiksSJC  Visit our website: www,sjgov,org/pubworks
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Department of Public Works

- SAN:JOAQUIN

Fritz Buchman, Interim Director of Public Works

C O UNTY—
Alex Chetley, Interim Deputy Director/Development
Jim Stone, Deputy Director/Operations
Najee Zarif, interim Deputy Director/Engingering
Kristi Rhea, Public Works Business Administrator
July 22, 2020

MEMORANDUM

TO: Community Development Department
CONTACT PERSON: Alisa Goulart
Al
FROM: Alex Chetley, Interim Deputy Director Development

Development Services Division

SUBJECT: PA-1800286 and PA-2000077; A Specific Plan application to amend the Wilcox
Road Specific Plan which was originally adopted in 1977. The Wilcox Road
Specific Plan established exact locations and width reserved for future public
right-of-way and the construction of any improvements that are not road-related
in the planned right of way is not permitted. The amendment proposes remove
from the road plan the section of Wilcox Road (undeveloped) beginning on the
south side of Cherokee Road and continuing south for approximately 1,800 feet
(ending at the terminus of the developed portion Wilcox Road off of State Route
88. In addition, the amendment will remove from the road plan a 500 foot section
of Ad Art Road (undeveloped) off of Wilcox Road as shown on the site plan.
These portions of the Wilcox Road Specific Plan and its future right-of-way
prevents development of the parcel that is the proposed site of the Site Approval
project described below.

The Specific Plan application is being processed concurrently with a Site
Approval application for a facility that will lease and sell semi-trailers. The project
includes parking for 622 trailers and the construction of an 8,538 square foot
building; 3,421 square feet of the building will be for office operations and 5,118
square feet will be for trailer maintenance; located on the east side of Cherokee
Road, 1,215 feet north of State Route 99, Stockton. (Supervisorial District 4)

PROPERTY OWNER: LBJ2 LLC. APPLICANT: Xtra Lease
LLC.

ADDRESS: 4124 Cherokee Road, Stockton APN: 087-100-72

INFORMATION:

The site is currently located within a Federal Emergency Management Agency Designated
Flood Hazard Area designated as Zone AH and X. The 100-Year Flood Elevation will be
approximately 32-feet NAVD 1988.

1810 East Hazelton Avenue | Stockton, California 95205 | T 209 468 3000 | F 209 468 2939
[E7 Follow us on Facebook (@ PublicWorksSJC  Visit our website: www.sjgov.org/pubworks

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
Response Letters

15



Community Development Department
PA-1900286 (SA) and PA-2000077 (SP)

The site is within the Phase 1 area of the National Pollutant Discharge Elimination System
(NPDES).

Wilcox Road has an existing and planned right-of-way width of 84 feet per the Wilcox Road
Specific Plan (County Ordinance No. 2590).

Cherokee Road has an existing right-of-way width of 80 feet and a planned right-of-way width of
84-110 feet.

RECOMMENDATIONS:

1)

2)

3)

4)

5)

An encroachment permit shall be required for all work within road right-of-way. (Note:
Driveway encroachment permits are for flatwork only — all vertical features, including but
not limited to fences, walls, private light standards, rocks, landscaping and cobbles are not
allowed in the right-of-way.) (Development Title Sections 9-1145.4 and 9-1145.5)

Prior to issuance of the occupancy permit, the driveway approach shall be improved in
accordance with the requirements of San Joaquin County Improvement Standards
Drawing No. R-13. (Development Title Section 9-1145.5)

Upon approval of the Wilcox Road Specific Plan Amendment the following improvements
shall be made:

a) A tumaround for trucks shall be provided at the terminus of Wilcox Road at the south
end of the property.

The Water Supply Facilities Impact Mitigation Fee shall be required for this development.

The fee is due and payable prior to issuance of the building permit. The fee will be based
on the current schedule at the time of payment. (Development Title Section 9-818.4 and

Resolutions R-91-327, R-94-185 and R-97-5)

The Traffic Impact Mitigation Fee shall be required for this application. The fee is due and
payable at the time of building permit application. The fee shall be automatically adjusted
July 1 of each year by the Engineering Construction Cost Index as published by the
Engineering News Record. (Resolution R-00-433)

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
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Community Development Department
PA-1900286 (SA) and PA-2000077 (SP)

6)

7)

8)

9)

10)

The Regional Transportation Impact Fee shall be required for this application. The fee is
due and payable at the time of building permit application. The fee will be based on the
current schedule at the time of payment. (Resolution R-06-38)

Applicant shall obtain approval from the Department of Public Works and Caltrans for
STAA terminal and STAA route designations of proposed facility. Contact the Traffic
Engineering Division of the Department of Public Works (209-468-3707) for designation
process.

A copy of the Final Site Plan shall be submitted prior to release of building permit.

The developer shall provide drainage facilities in accordance with the San Joaquin County
Development Standards. Retention basins shall be fenced with six (6) foot high chain link
fence or equal when the maximum design depth is 18 inches or more. Required retention
basin capacity shall be calculated and submitted along with a drainage plan for review and
approval, prior to release of building permit. (Development Title Section 9-1135)

This project falls within the definition of a Regulated Project as defined in either the County
Post-Construction Standards Manual or the County Phase 1 National Pollutant Discharge
Elimination System (NPDES) permit and shall comply with the following conditions:

a) A registered professional engineer shall design a system or combination of systems

to treat, filter or infilirate the 85th percentile storm drainage as defined in the County’s
2009 SWQCCP. The system design shall follow standards as outlined in the 2009
SWQCCP and comply with the conditions of the County Phase 1 NPDES permit.
Plans and/or calculations of the proposed system shall be submitted to the County
for review and approval Plan prior to clearance for plan check.

b) All Priority New Development and Significant Redevelopment Projects must meet the

¢

volume reduction requirement outline in the County’s 2009 SWQCCP.

Applicant shall submit a “Storm Water Pollution Prevention Plan” (SWPPP) to Public
Works for review. A copy of the approved SWPPP and all required records, updates,
test results and inspection reports shall be maintained on the construction site and be
available for review upon request. The post construction chapter of the SWPPP must
identify expected pollutants and how they will be prevented from entering the storm
system. The chapter shall also contain a maintenance plan, a spill plan, and a training
plan for all employees on proper use, handling and disposal of potential pollutants.

d) Owner shall be responsible for providing the county with an annual report of

Planning Commiss
Response Letters

operation and maintenance of any system. The property owner shall also be
responsible for the payment to the County of an annual system inspection fee
established by Resolution of the Board of Supervisors.

A Maintenance Plan shall be submitted and the execution of a Maintenance

Agreement with San Jeaquin County will be required for the owner/operator of
stormwater controls prior to the release of the building permit.

ion Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
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-4-
Community Development Department
PA-1900286 (SA) and PA-2000077 (SP)
f) Standard Best Management Practices for the type of development proposed shall be
incorporated into the site storm drainage design.

g) Owner shall check with the State Water Resources Control Board to determine if an
Industrial Storm Water Permit will be required.

h) Wastewater shall not be allowed into the storm drainage system.
i) All new construction and the substantial improvement of any structure in the area of

special flood hazard shall be elevated or floodproofed in accordance to San Joaquin
County Ordinance Code section 9-1605.12 (a), (b), (c) and (d).

AC: CH
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HEATE OF CALIFORNEA-—TBUSTVERS. I RANSPR PAVION AND NOUSING AGLENCY . Ciain Mewsom, Chivenar

DEPARTMENT OF TRANSPORTATION - ftp
P.0. BOX 2048 STOCKTON, CA 95201 N2
(1976 E. CLIARTER WAY/1976 E. DR. MARTIN o O v
LUTHER KING JR. BLVD. 95205) i

Meking Conservafion

1TY: California Relay Service (B00) 735-2929
o Cfiforti War af Lif,

PIIONE {209) 941-1921
FAX {209) 9487194

Januavy 10, 2020
10-5J-99-PM 020,777
PA-1900286 (5A)
LBJ2 LLC

Hira Lease LLC

7

Alisa Goulart

San Joaquin County
Conimunity Development Departriient
1810 E. Hazelton Avenue ‘
Stoclkton, CA 95205

Dear Ms. Goulart:

The California Department of Transportation appreciates the opportunity to review the Site
Approval pre-application for a truck semi-trailer rental and sale business at 4124 East Cherokee
Road, Stocklon, This project will have 4 to 6 employees per day, 15-25 trailer tips per day, and
{9 parking spaces for customer and staff. This project will include STAA trucks. The Deparlment
has the following comments:
= Drigi to project approval, please provide to Caltrans for review and comment a site plan
showing the proposed ingress/egress access at Wilcox Road as well as STAA off-tracking
analysis for all turn movements into and out of the proposed driveway at Cherolkee Road.

& The Department recommends that impact fees on a fair share basis be collected from this
develepment toward future improvements to the SR 99/Cherokee Road interchange,

If you have any guestions or would like 1o discuss owr comments in more detail, please contact
Nicholas Fung at (209) 948-7190 or myself at (209) 941-1921,

SIIIICE:‘LL'B[ ¥y
For

TOM DUMAS, CEHEF
OFFICE OF METROPOLITAN PLANNING

“Crltruns fmproves mobifin: aceoss Cafifornia®™

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
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STATE QF CALIFORNIA—BUSINESS, TRANSPORTATION AND HOUSING AGENCY Gavin Newsom, Governor

DEPARTMENT OF TRANSPORTATION
P.O. BOX 2048 STOCKTON, CA 95201

(1976 E. CHARTER WAY/1976 E. DR, MARTIN
LUTHER KING JR. BLVD. 95205)

TTY: California Relay Service (800) 735-2929 Making Conservation
PHONE (209) 941-1921 a California Way of Life.
FAX (209) 948-7194

June 11, 2020
10-8J-99-PM 020.777
PA-1900286/PA-2000077 (SA)
LBJ2 LLC
Xtra Lease LLC
Alisa Goulart
San Joaquin County
Community Development Department
1810 E. Hazelton Avenue
Stockton, CA 95203

Dear Ms. Goulart:

The California Department of Transportation appreciates the opportunity to review the Site Approval pre-
application for a truck semi-trailer rental and sale business at 4124 East Cherokee Road, Stockton. This
project will have 4 to 6 employees per day, 15-25 trailer trips per day, and 19 parking spaces for customer and
staff. Access to Cherokee Road will be closed off and granted only on Wilcox Road at the south side of the
praject. This project will include STAA trucks. The Department has the following comments:

= Prior to project approval, please provide to Caltrans for review and comment a site plan showing
STAA off-tracking analysis for all twn movements into and out of the project site as well as all turn
movements into and out of Wilcox Road at SR 88.

s The Department recommends that impact fees on a fair share basis be collected from this development
toward future improvements to the State Route.

= The applicant must work with Caltrans and the County for a vehicles driveway encroachment permit.
This work is subject to the California Environmental Quality Act. Therefore, environmental studies
may be required as part of the encroachment permits application. A qualified professional must
conduct any such studies undertaken to satisfy the Department’s environmental review
responsibilities. Ground disturbing activities to the site prior to completion and/or approval of
required environmental documents may affect the Department’s ability to issue a permit for the
project. Furthermore, if engineering plans or drawings will be part of your permit application, they
should be prepared in standard units.

If you have any questions or would like to discuss our comments in more detail, please contact Nicholas Fung
at (209) 948-7190 or myself at (209) 941-1921.

Sincerely,
*

Tkl 7=

TOM DUMAS, CHIEF
OFFICE OF METROPOLITAN PLANNING

“Calirans improves mobility across California”
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nnnnnnnnnn “ JAHED BLUMENFELD
\i SECRETARY FOR

Water Boards

Central Valley Regional Water Quality Control Board

10 January 2020
Alisa Goulart CERTIFIED MAIL
San Joaquin County 7019 0700 0002 0111 6340

Community Development Department
1810 East Hazelton Avenue
Stockton, CA 95205

COMMENTS TO REQUEST FOR REVIEW FOR THE EARLY CONSULTATION,
PA-1900286 (SA) PROJECT, SAN JOAQUIN COUNTY

Pursuant to the San Joaquin County Community Development Department’s 20
December 2019 request, the Central Valley Regional Water Quality Control Board
(Central Valley Water Board) has reviewed the Request for Review for the Early
Consultation for the PA-1900286 (SA) Project, located in San Joaguin County.

Our agency is delegated with the responsibility of protecting the quality of surface and
groundwaters of the state; therefore our comments will address concerns surrounding
those issues.

. Regulatory Setting

Basin Plan

The Central Valley Water Board is required to formulate and adopt Basin Plans for
all areas within the Central Valley region under Section 13240 of the Porter-
Cologne Water Quality Control Act. Each Basin Plan must contain water quality
objectives to ensure the reasonable protection of beneficial uses, as well as a
program of implementation for achieving water quality objectives with the Basin
Plans. Federal regulations require each state to adopt water quality standards to
protect the public health or welfare, enhance the quality of water and serve the
purposes of the Clean Water Act. In California, the beneficial uses, water quality
objectives, and the Antidegradation Policy are the State’s water quality standards.
Water quality standards are also contained in the National Toxics Rule, 40 CFR
Section 131.36, and the California Toxics Rule, 40 CFR Section 131.38.

The Basin Plan is subject to modification as necessary, considering applicable
laws, policies, technologies, water quality conditions and priorities. The original
Basin Plans were adopted in 1875, and have been updated and revised periodically
as required, using Basin Plan amendments. Once the Central Valley Water Board
has adopted a Basin Plan amendment in noticed public hearings, it must be
approved by the State Water Resources Control Board (State Water Board), Office

KarL E. LonGLey ScD, P.E., cHAIR | PATRICK PULUPA, ESQ., EXECUTIVE OFFICER

11020 Sun Center Drive #200, Rancho Cordova, CA 95670 | www.waterboards.ca.gov/centralvalley
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PA-1900286 (SA) Project -2- 10 January 2020
San Joaquin County

of Administrative Law (OAL) and in some cases, the United States Environmental
Protection Agency (USEPA). Basin Plan amendments only become effective after
they have been approved by the OAL and in some cases, the USEPA. Every three
(3) vears, a review of the Basin Plan is completed that assesses the
appropriateness of existing standards and evaluates and prioritizes Basin Planning
issues. For more information on the Water Quality Control Plan for the Sacramento
and San Joaquin River Basins, please visit our website:
http://www.waterboards.ca.gov/centralvalley/iwater _issues/basin_plans/

Antidegradation Considerations

All wastewater discharges must comply with the Antidegradation Policy (State
Water Board Resolution 68-16) and the Antidegradation Implementation Policy
contained in the Basin Plan. The Antidegradation Implementation Policy is
available on page 74 at:

https://www.waterboards.ca.gov/centralvalley/water issues/basin_plans/sacsjr_201
805.pdf

In part it states:

Any discharge of waste to high quality waters must apply best practicable
treatment or control not only to prevent a condition of pollution or nuisance from
occurring, but also to maintain the highest water quality possible consistent with
the maximum benefit to the people of the Stale.

This information must be presented as an analysis of the impacts and potential
impacts of the discharge on water quality, as measured by background
concenirations and applicable water quality objectives.

The antidegradation analysis is a mandatory element in the National Pollutant
Discharge Elimination System and land discharge Waste Discharge Requirements
(WDRs) permitting processes. The environmental review document should
evaluate potential impacts to both surface and groundwater quality.

Permitting Requirements

Construction Storm Water General Permit

Dischargers whose project disturb one or more acres of soil or where projects
disturb less than one acre but are part of a larger common plan of development that
in total disturbs one or more acres, are required to obtain coverage under the
General Permit for Storm Water Discharges Associated with Construction Activities
(Construction General Permit), Construction General Permit Order No. 2009-009-
DWQ. Construction activity subject to this permit includes clearing, grading,
grubbing, disturbances to the ground, such as stockpiling, or excavation, but does
not include regular maintenance activities performed to restore the original line,
grade, or capacity of the facility. The Construction General Permit requires the
development and implementation of a Storm Water Pollution Prevention Plan
(SWPPP). For more information on the Construction General Permit, visit the State
Woater Resources Control Board website at:
http://www.waterboards.ca.goviwater_issues/programs/stormwater/constpermits.sht
ml
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PA-1900286 (SA) Project -3- 10 January 2020
San Joaquin County

Phase | and Il Municipal Separate Storm Sewer System (MS4) Permits’

The Phase | and Il MS4 permits require the Permittees reduce pollutants and runoff
flows from new development and redevelopment using Best Management Practices
(BMPs) to the maximum extent practicable (MEP). MS4 Permittees have their own
development standards, also known as Low Impact Development (LID)/post-
construction standards that include a hydromodification component. The MS4
permits also require specific design concepts for LID/post-construction BMPs in the
early stages of a project during the entitlement and CEQA process and the
development plan review process.

For more information on which Phase | MS4 Permit this project applies to, visit the
Central Valley Water Board website at:
http://www.waterboards.ca.gov/centralvalley/water issues/storm_water/municipal p
ermits/ ‘

For more information on the Phase Il MS4 permit and who it applies to, visit the
State Water Resources Control Board at:
http:/iwww.waterboards.ca.gov/water_issues/programs/stormwater/phase ii_munici
pal.shtml

Industrial Storm Water General Permit

Storm water discharges associated with industrial sites must comply with the
regulations contained in the Industrial Storm Water General Permit Order No. 2014-
0057-DWQ. For more information on the Industrial Storm Water General Permit,
visit the Central Valley Water Board website at:
http://www.waterboards.ca.gov/centralvalley/water_issues/storm water/industrial g
eneral_permits/index.shtm|

If you have questions regarding these comments, please contact me at (916) 464-
4656 or Nicholas.White@waterboards.ca.gov.

Nicholas White
Water Resource Control Engineer

1 Municipal Permits = The Phase | Municipal Separate Storm Water System (MS4)
Permit covers medium sized Municipalities (serving between 100,000 and 250,000
people) and large sized municipalities (serving over 250,000 people). The Phase I}
MS4 provides coverage for small municipalities, including non-traditional Small MS4s,
which include military bases, public campuses, prisons and hospitals.

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA) 23
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U.S. Department of Homeland Security
FEMA Region IX

1111 Broadway, Suite 1200

QOakland, CA. 94607-4052

MOLIE

% FEMA

December 30, 2019

Alisa Goulart, Project Manager

San Joaquin County, Community Development Department
1810 East Hazelton Avenue

Stockton, California 95205

Dear Ms. Goulart:

This is in response to your request for comments regarding Application Referral Early
Consultation Application Number PA 1900286 (SA), Site Approval application (APN/Address:
087-100-72/4124 East Cherokee Road, Stockton) (Supervisorial District 4).

Please review the current effective Flood Insurance Rate Maps (FIRMs) for the County of San
Joaquin (Community Number 060299), Maps revised October 16, 2009 and City of Stockton
(Community Number 060302), Map revised October 20, 2016. Please note that the City of
Stockton, San Joaquin County, California is a participant in the National Flood Insurance
Program (NFIP). The minimum, basic NFIP floodplain management building requirements are
described in Vol. 44 Code of Federal Regulations (44 CFR), Sections 59 through 65.

A summary of these NFIP floodplain management building requirements are as follows:

o All buildings constructed within a riverine floodplain, (i.e., Flood Zones A, AO, A, AL,
and Al through A30 as delineated on the FIRM), must be elevated so that the lowest
floor is at or above the Base Flood Elevation level in accordance with the effective Flood
Insurance Rate Map.

o If the area of construction is located within a Regulatory Floodway as delineated on the
FIRM, any development must not increase base flood elevation levels. The term
development means any man-made change to improved or unimproved real estate,
including but not limited to buildings, other structures, mining, dredging, filling,
grading, paving, excavation or drilling operations, and storage of equipment or
materials. A hydrologic and hydraulic analysis must be performed prior to the start of
development, and must demonstrate that the development would not cause any rise in
base flood levels. No rise is permitted within regulatory floodways.

www. fema. gov
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Alisa Goulart, Project Manager
Page 2
December 23, 2019

o Upon completion of any development that changes existing Special Flood Hazard Areas,
the NFIP directs all participating communities to submit the appropriate hydrologic and
hydraulic data to FEMA for a FIRM revision. In accordance with 44 CFR, Section 65.3,
as soon as practicable, but not later than six months after such data becomes available, a
community shall notify FEMA of the changes by submitting technical data for a flood
map revision. To obtain copies of FEMA’s Ilood Map Revision Application Packages,
please refer to the FEMA website at hitp://www.fema.gov/business/nfip/forms.shtm.

Please Note:

Many NFIP participating communities have adopted floodplain management building
requirements which are more restrictive than the minimum federal standards described in 44
CTR. Please contact the local community’s floodplain manager for more information on local
floodplain management building requirements, The Stockton floodplain manager can be reached
by calling David Kwong, Director, Community Development Department, at (209) 937-8444.
The San Joaquin County floodplain manager can be reached by calling John Maguire,
Engineering Services Manager, at (209) 953-7617.

If you have any questions or concerns, please do not hesitate to call Brian Trushinski of the
Mitigation staff at (510) 627-7183.

Sincerely,

P
e S —
/bfegor Blackburn, CFM, Branch Chief
Floodplain Management and Insurance Branch

ce:

David Kwong, Director, Community Development Department, City of Stockton

John Maguire, Engineering Services Manager, Public Works Department, San Joaquin County

Ray Lee, WREA, State of California, Department of Water Resources, North Central Region
Office

Brian Trushinski, Floodplain Manager Specialist, DHS/FEMA Region IX

Alessandro Amaglio, Environmental Officer, DHS/FEMA Region IX

wwiv. fema.gov
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WATERLOO MORADA FIRE DISTRICT
6925 E Foppiano Lane

Stockton, CA 95212
(209) 931-3107

August 18, 2020

Alisa Goulart

Project Planner

Community Development Department
1810 E Hazelton Avenue

Stockton, CA 95205

Ms. Goulart,

We are in receipt of the Application Referral sent by your office. We have been made aware of
the review period ending on August 20, 2020.

In review of the project, PA-1900286 (SA) & PA-2000077 (SP) it is our concern that if this section
of proposed roadway is abandoned that it will impede our ability to have a rapid response into
the properties off of Cherokee Road. For future developments in that area, these access roads
will be imperative. We are not in favor of abandonment of Wilcox Road from its current dead
end north to Cherokee. We are not in favor of abandonment of the access from Adart Road north
to Wilcox Road.

We, the Waterloo Morada Fire District have the responsibility to provide the best level of fire and
EMS services that we can with the revenues provided to us by our customers and ask that this
issue be considered.

Respectfully,

Fire Chief

Owr Community... Ouwr Priovity
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January 6, 2020

Alisa Goulart

San Joaquin County

Community Development Department
1810 E. Hazelton Avenue

Stockton, CA 95219

Project: PA-1900286

District CEQA Reference No: 20191413

Dear Ms. Goulart:

The San Joaquin Valley Unified Air Pollution Control District (District) has reviewed the
project referenced above consisting of the construction of an 8,538 square foot building
for a truck semi-trailer leasing, sales, and maintenance operation (Project), located at
4124 East Cherokee Road, in Stockton, CA. The District offers the following comments:

1. Based on information provided to the District, Project specific annual emissions of

criteria pollutants are not expected to exceed any of the following District significance
thresholds: 100 tons per year of carbon menoxide (CO), 10 tons per year of oxides of
nitrogen (NOx), 10 tons per year of reactive organic gases (ROG), 27 tons per year
of oxides of sulfur (SOx), 15 tons per year of particulate matter of 10 microns or less
in size (PM10), or 15 tons per year of particulate matter of 2.5 microns or less in size
(PM2.5). Therefore, the District concludes that the Project would have a less than
significant impact on air quality when compared to the above-listed annual criteria
pollutant emissions significance thresholds.

. District Rule 9510 (Indirect Source Review) is intended to mitigate a project's impact
on air quality through project design elements or by payment of applicable off-site
fees. The proposed Project is subject to District Rule 9510 (Indirect Source Review) if
(1) it has or will receive a project-level discretionary approval from a public agency
and will equal or exceed 2,000 square feet of commercial space, or (2) if it has or will
receive a project-level approval from a public agency and will equal or exceed 10,000
square feet of commercial space. If subject to the rule, an Air Impact Assessment
(AlA) application is required prior to applying for project-level approval from a public
agency. -

Executive Director{Air Pollution Control Officer

Nlorthern Regian Ceatral Region (Main Office) Southern Region

AB00 Enterprise Way 1990 F, Gattyshurg Avenue 3

Modesto, CA 95356-87 18 Fresno, CA 937260244 Dake

Tel: (208) 557-6400 FAX: (208) 557.6475 Tel: (559 2306000 FAX: (559) 230-6061

yaver Court
ohl, CA 93308-9720
Tel: 661-392.5500 FAX: 661-392-5505

ww,valleyalr.org www.healthyaidliving.com
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District CEQA Reference No. 207191413

In this case, if not already done, please inform the project proponent to immediately
submit an AlA application to the District to comply with District Rule 9510.

The District recommends that demonstration of compliance with District Rule 8510,
before issuance of the first building permit, be made a condition of Project approval.
Informatien about how to comply with District Rule 8510 can be found online at:
http:/imww.valleyair.org/ISR/ISRHome.htm. The AIA application form can be found
“online at: http://www.valleyair.org/ISR/ISRFormsAndApplications.htm. .

3. The proposed Project may be subject to District Rule 9410 (Employer Based Trip
Reduction) if the Project would result in employment of 100 or more “eligible”
employees. District Rule 9410 requires employers with 100 or more ‘eligible”
employees at a worksite to establish an Employer Trip Reduction Implementation Plan
(eTRIP) that encourages employees to reduce single-occupancy vehicle trips, thus
reducing pollutant emissions associated with work commutes. Under an eTRIP plan,
employers have the flexibility to select the options that work best for their worksites
and their employees. Information about how District Rule 8410 can be found online
at: www.valleyair.org/tripreduction.htm. For additional information, you can contact
the District by phone at 559-230-6000 or by e-mail at etrip@valleyair.org

4. The proposed Project may be subject to District Rules and Regulations, including:
Regulation VIII (Fugitive PM10 Prohibitions), Rule 4102 (Nuisance), Rule 4601
(Architectural Coatings), and Rule 4641 (Cutback, Slow Cure, and Emulsified Asphalt,
Paving and Maintenance Operations). In the event an existing building will be
renovated, partially demolished or removed, the Project may be subject to District Rule
4002 (National Emission Standards for Hazardous Air Pollutants). The above list of
rules is neither exhaustive nor exclusive. To identify other District rules or regulations
that apply to this Project or to obtain information about District permit requirements,
the applicant is strongly encouraged to contact the Districts Small Business
Assistance Office at (559) 230-5888. Current District rules can be found online at:
www.valleyair.org/rules/1ruleslist.htm.

5. The District recommends that a copy of the District's comments be provided to the
Project proponent.
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District CEQA Reference No. 201971413

If you have any questions or require further information, please call Cherie Clark at
(559) 230- 5940.

Sincerely,

Arnaud Marjollet

Diregtor of Permit Services
AR

| S&T

«_lg— Robert Gilles

Program Manager

AM: cc
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S JCOG, Inc.

555 Hast Weber Avenue s Stockton, CA 95202 e (209) 235-0600 o FAX (209) 235-0438

San Joaguin County Multi-Species Habitat Conservation & Open Space Plan (SJMSCP)

SJMSCP RESPONSE TO LOCAL JURISDICTION (RTLJ)
ADVISORY AGENCY NOTICE TO SJCOG, Inc.

~

To: Alisa Goulart, San Joaquin County, Community Development Department
From: Laurel Boyd, SJCOG, Inc.

Date: December 30, 2019

-Local Jurisdiction Project Title: PA-1900286 (SA)

Assessor Parcel Number(s):  087-100-72

Local Jurisdiction Project Number: PA-1900286 (SA)

Total Acres to be converted from Open Space Use: Unknown

Habitat Types to be Disturbed: Urban Habitat Land

Species Impact Findings: Findings to be determined by SJMSCP biologist.

Dear Ms. Goulart:

SJCOG, Inc. has reviewed the project referral for PA-1900286 (SA). This project consists of a Site Approval application
for the leasing and sales of a truck semi-trailers (Use Type: Truck Sales & Service-Sales) to include the construction of
an 8,539 square foot building; 3,421 square feet of the building will be for office operations and 5,118 square feet will be
for preventative maintenance of the fleet. Incidental maintenance of fleet vehicles only is proposed with this application.
The project site is located at the north terminus of North Wilcox Road. Public sewer, water and storm water drainage will
be provided by County Service Area 15. The project site is on the south side of East Cherokee Road at Wilcox Road,
Stockton (APN/Address: 087-100-72/4124 East Cherokee Road, Stockton).

San Joaquin County is a signatory to San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SIMSCP). Participation in the SIMSCP satisfies requirements of both the state and federal endangered species acts,
and ensures that the impacts are mitigated below a level of significance in compliance with the California Environmental
Quality Act (CEQA). The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate Incidental Take
Minimization Measure are properly implemented and monitored and that appropriate fees are paid in compliance with the
SJMSCP. Although participation in the SUMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware that if
project applicants choose against participating in the SIMSCP, they will be required to provide alternative mitigation in an
amount and kind equal to that provided in the SIMSCP.

This Project is subject to the SIMSCP. This can be up to a 30 day process and it is recommended that the project
applicant contact SIMSCP staff as early as possible. It is also recommended that the project applicant obtain an
information package. http://www.sicog.org

Please contact SIMSCP staff regarding completing the following steps to satisfy SIMSCP requirements:

" Schedule a SIMSCP Biologist to perform a pre-construction survey prior to any ground disturbance
" SJMSCP Incidental take Minimization Measures and mitigation requirement:

1 Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the project applicant prior to any
ground disturbance but no later than six (6) months from receipt of the ITTMMs. If ITMMs are not signed within six months, the applicant
must reapply for SIMSCP Coverage. Upon receipt of signed ITMMs [rom project applicant, SJICOG, Ine. staff will sign the ITMMs. This
is the effective date of the TTMMs

2 Under no circumstance shall ground disturbance ocour without compliance and satisfaction of the ITMMs.

3 Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:

a.  Postabond for payment of the applicable SIMSCP fee covering the entirety of the project acreage Dbeing covered (the bond
should be valid for no longer than a 6 month period); or
b, Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
c Dedicate land in-lieu of fees, cither as conservation easements or fee title; or
d.  Purchase approved mitigation bank credits.
4. Within 6 months from the cffective date of the ITMMs or issuance of a building permit, whichever oceurs first, the project applicant must:
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a.  Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or
b Dedicate land in-lieu of fees, either as conservation casements or fee title; or
¢, Purchase approved mitigation bank credits.

Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

. Receive your Certificate of Payment and release the required permit

It should be noted that if this project has any potential impacts to waters of the United States [pursuant to Section 404 Clean Water Act], it would require
the project to seek voluntary coverage through the unmapped process under the SIMSCP which could take up to 90 days. It may be prudent to obtain a
preliminary wetlands map from a qualified consuitant. If waters of the United States are confirmed on the project site, the Corps and the Regional Water
Quality Control Board (RWQCB) would have regulatory authority over those mapped areas [pursuant to Section 404 and 401 of the Clean Water Act
respectively] and permits would be required from each of these resource agencies prior to grading the project site

If you have any questions, please call (209) 235-0600.
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3|SICOG. Inc.

S JCOG, Inc.

San Joaguin County Multi-Species Uabitat Conservation & Open Space Plan

555 Fast Weber Avenue e Stockton, CA 95202 e (209) 235-0600 @ FAX (209) 235-0438

TO:

FROM:

1

T

SJMSCP HOLD

Local Jurisdiction: Community Development Department, Planning Department, Building

Department, Engineering Department, Survey Department. Transportation Department
Other:

Laurel Boyd, SJCOG, Inc.

1.

- R

DO NOT AUTHORIZE SITE DISTURBANCE
DO NOT ISSUE A BUILDING PERMIT
DO NOT ISSUE ___FORTHIS PROJECT

The landowner/developer for this site has requested coverage pursuant to the San Joaquin County Multi-
Species Habitat Conservation and Open Space Plan (SIMSCP). In accordance with that agreement, the
Applicant has agreed to:

SJMSCP Incidental Take Minimization Measures and mitigation requirement:

Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the
projeet applicant prior to any ground disturbance but no later than six (6) months from receipt of the [TMMs,
If ITMMs are not signed within six months, the applicant must reapply for SIMSCP Coverage. Upon receipt
of signed ITMMs from project applicant, SICOG, Inc. staff will sign the ITMMs. This is the effective date
of the [TMMs.
Under no circumstance shall ground disturbance oceur without compliance and satisfaction of the [ITMMs.
Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:

a. Post a bond for payment of the applicable SIMSCP fee covering the entirety of the project acreage

being covered (the bond should be valid for no longer than a 6 month period); or

b. Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or

¢. Dedicate land in-lieu of fees, either as conservation casements or fee title: or

d. Purchase approved mitigation bank credits.
Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs
first, the project applicant must:

a. Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or

b. Dedicate land in-lieu of fees, either as conservation easements ot fee title; or

c. Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

Project Title: PA-1200286 (SA)

Assessor Parcel #s; 087-100-72

, Section(s):

Local Jurisdiction Contact: Alisa Goulart

The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate
Incidental Take Minimization Measures are properly implemented and monitored and that
appropriate fees are paid in compliance with the SUIMSCP.
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SJCOG, Inc

555 Last Weber Avenue e Stockton, CA 95202 e (209) 235-0600 e FAX (209) 235-0438

San Joaquin County Multi-Species Habitat Conservation & Open Space Plan (STMSCP)

SJMSCP RESPONSE TO LOCAL JURISDICTION (RTLJ)
ADVISORY AGENCY NOTICE TO SJCOG, Inc.

To: Alisa Goulart, San Joaquin County, Community Development Department
From: Laurel Boyd, SJCOG, Inc.

Date: May 20, 2020

-Local Jurisdiction Project Title: PA-2000077 (SP)

Assessor Parcel Number(s):  087-100-72

Local Jurisdiction Project Number: PA-2000077 (SP)

Total Acres to be converted from Open Space Use: Unknown

Habitat Types to be Disturbed: Urban Habitat Land

Species Impact Findings: Findings to be determined by SIMSCP biologist.

Dear Ms. Goulart:

SJCOG, Inc. has reviewed the project referral for PA-2000077 (SP). This project consists of A Specific Plan application to
amend the Wilcox Road Specific Plan which was originally adopted in 1977. The amendment will remove the section of
Wilcox Road (undeveloped) beginning on the south side of Cherokee Road and continuing south for approximately 1,800
feet (ending at the terminus of the developed portion Wilcox Road off of State Route 88 [Waterloo Road]). In addition, the
amendment will remove a 500-foot section of Ad Art Road (undeveloped) off of Wilcox Road as shown on the site plan.
This Specific Plan application is being processed concurrently with the previously referred Site Approval application PA-
1900286 for the lease and sale of truck semi-trailers. The project site is located on the south side of Cherokee Road,
1,200 feet east of State Route 99, to the north terminus of Wilcox Road off of State Route 88, East of Stockton.
(APN/Address: 087-100-72/4124 East Cherokee Road, Stockton).

San Joaguin County is a signatory to San Joaqguin County Multi-Species Habitat Conservation and Open Space Plan
(SJMSCP). Participation in the SIMSCP satisfies requirements of both the state and federal endangered species acts,
and ensures that the impacts are mitigated below a level of significance in compliance with the California Environmental
Quality Act (CEQA). The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate Incidental Take
Minimization Measure are properly implemented and monitored and that appropriate fees are paid in compliance with the
SJMSCP. Although participation in the SIMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware that if
project applicants choose against participating in the SJMSCP, they will be required to provide alternative mitigation in an
amount and kind equal to that provided in the SIMSCP.

This Project is subject to the SJMWSCP. This can be up to a 30 day process and it is recommended that the project
applicant contact SIMSCP staff as early as possible. It is also recommended that the project applicant obtain an
information package. http://www.sicog.org

Please contact SIMSCP staff regarding completing the following steps to satisfy SIMSCP requirements:

= Schedule a SIMSCP Biologist to perform a pre-construction survey prior to any ground disturbance

. SJMSCP Incidental take Minimization Measures and mitigation requirement:

I Incidental Take Minimization Measures (I TMMs) will be issued to the project and must be signed by the project applicant prior to any
ground disturbance but no later than six (6) months from receipt of the [TMMs, If ITMMs are not signed within six months, the applicant
must reapply for STMSCP Coverage. Upon receipt of signed ITMMs from project applicant, SICOG, Inc. staff will sign the ITMMSs. This
is the effective date of the [TMMs.

2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.

3. Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:

a Postabond for payment of the applicable SIMSCP fee covering the entirety of the project acreage being covered (the bond
should be valid for no longer than a 6 month period); or

b, Pay the appropriate SIMSCP fec for the entirety of the project acreage being covered; or

¢ Dedicate land in-licu of fees, either as conservation easements or fee title; or
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d. Purchase approved mitigation bank credits.
4, Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs first, the project applicant must:
a.  DPay the appropriatc SIMSCP for the entirety of the project acreage being covered, or
b.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
¢.  Purchase approved mitigation bank credits
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

u Receive your Certificate of Payment and release the required permit

It should be noted that if this project has any potential impacts to waters of the United States {pursuant to Section 404 Clean Water Act], it would require
the project to seek voluntary coverage through the unmapped process under the SIMSCP which could take up fo 90 days. It may be prudent to obtain a
preliminary wellands map from a qualified consultant. If waters of the United States are confirmed on the project site, the Corps and the Regional Water
Quality Control Board (RWQCB) would have regulatory authority over those mapped areas [pursuant to Section 404 and 401 of the Clean Water Act
respectively] and permits would be required from each of these resource agencies prior to grading the project site.

If you have any questions, please call (209) 235-0600.
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3|S1COG, Inc.

S JCOG,Inc.

San Joaguin Connty Multi-Species Habitat Conservation & Open Space Plan

555 East Weber Avenue e Stockton, CA 95202 e (209) 235-0600 ¢ FAX (209) 235-0438

SJMSCP HOLD

TO: Local Jurisdiction: Community Development Department, Planning Department, Building

Department. Engineering Department, Survey Department. Transportation Department.
Other:

FROM: Laurel Boyd, SJCOG, Inc.

DO NOT AUTHORIZE SITE DISTURBANCE
DO NOT ISSUE A BUILDING PERMIT
DO NOT ISSUE FOR THIS PROJECT

The landowner/developer for this site has requested coverage pursuant to the San Joaquin County Multi-
Species Habitat Conservation and Open Space Plan (SJIMSCP). In accordance with that agreement, the
Applicant has agreed to:

1)  SJMSCP Incidental Take Minimization Measures and mitigation requirement:

1. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the
project applicant prior to any ground disturbance but no later than six (6) months from receipt of the ITMMs.
I TTMMs are not signed within six months, the applicant must reapply for SIMSCP Coverage. Upon receipt
of signed ITMMs from project applicant, SICOG, Inc. staff will sign the ITMMs. This is the effective date
of the I'TMMs.
2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.
Upon issuance of fully executed ITMMs and prior (o any ground disturbance, the project applicant must:
a. Post a bond for payment of the applicable SIMSCP fee covering the entirety of the project acreage
being covered (the bond should be valid for no longer than a 6 month period); or
b. Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
¢. Dedicate land in-lieu of fees, cither as conservation easements or fee title; or
d. Purchase approved mitigation bank credits.

w

4, Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs
first, the project applicant must:
a. Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or
b. Dedicate land in-lieu of fees, either as conservation easements or fee title; or
¢. Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

Project Title: PA-2000077 (SP)
Landowner:._LBJ2, LLC Applicant:_XTRA Lease, LLC

Assessor Parcel #s: 087-100-72
T R , Section(s):

Local Jurisdiction Contact: Alisa Goulart

The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate
Incidental Take Minimization Measures are properly implemented and monitored and that
appropriate fees are paid in compliance with the SUIMSCP.
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SJCOG, Inc

555 East Weber Avenue o Stockton, CA 95202 e (209) 235-0600 o FAX (209) 235-0438

San Joaquin County Multi-Species Habitat Conservation & Opeit Space Plan (SMSCP)

SJMSCP RESPONSE TO LOCAL JURISDICTION (RTLJ)
ADVISORY AGENCY NOTICE TO SJCOG, Inc.

To: Alisa Goulart, San Joaquin County, Community Development Department
From: Laurel Boyd, SJCOG, Inc.

Date: July 20, 2020

-Local Jurisdiction Project Title: PA-1900286 (SA), PA-2000077 (SP)

Assessor Parcel Number(s):  087-100-72

Local Jurisdiction Project Number: PA-1900285 (SA), PA-2000077 {SP)

Total Acres to be converted from Open Space Use: Unknown

Habitat Types to be Disturbed: Urban Habitat Land

Species Impact Findings: Findings to be determined by SIMSCP biologist.

Dear Ms. Goulart:

SJCOG, Inc. has reviewed the project referral for PA-1900286 (SA) & PA-2000077 (SP). This project consists of a
Specific Plan application to amend the Wilcox Road Specific Plan which was originally adopted in 1977. The Wilcox Road
Specific Plan established exact locations and width reserved for future public right-of-way and the construction of any
improvements that are not road-related in the planned right of way is not permitted. The amendment proposes to remove
from the road plan the section of Wilcox Road (undeveloped) beginning on the south side of Cherokee Road and
continuing south for approximately 1,800 feet (ending at the terminus of the developed portion of Wilcox Road off of State
Route 88 [Waterloo Road]). In addition, the amendment will remove from the road plan a 500-foot section of Ad Art Road
(undeveloped) off of Wilcox Road as shown on the site plan. These portions of the Wilcox Road Specific Plan and its
future right-of-way prevents development of the parcel that is the proposed site of the Site Approval project described
below.

This Specific Plan application is being processed concurrently with a Site Approval application for a facility that will lease
and sell semi-trailers. The project includes parking for 622 trailers and the construction of an 8,539-square-foot building;
3,421 square-feet of the building will be for office operations and 5,118 square-feet will be for trailer maintenance. Only
fleet semitrailers will be maintained at the facility. The parcel is served by public services for water, sewer, and storm
drainage. Access is proposed at the south end of the parcel, off of Wilcox Road and Waterloo Road. The site for the
proposed project is currently bisected lengthwise on the road plan for the planned, undeveloped section of Wilcox Road
addressed in the Specific Plan application. (Use Type: Truck Sales & Services-Sales). The project site Is located on the
east side of Cherokee Road, 1,215 feet north of State Route 99, Stockton. (APN/Address: 087-100-72/4124 East
Cherokee Road, Stockton)

San Joagquin County is a signatory to San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SJMSCP). Participation in the SIMSCP satisfies requirements of both the state and federal endangered species acts,
and ensures that the impacts are mitigated below a level of significance in compliance with the California Environmental
Quality Act (CEQA). The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate Incidental Take
Minimization Measure are properly implemented and monitored and that appropriate fees are paid in compliance with the
SJMSCP. Although participation in the SIMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware that if
project applicants choose against participating in the SIMSCP, they will be required to provide alternative mitigation in an
amount and kind equal to that provided in the SUIMSCP.

This Project is subject to the SIMSCP. This can be up to a 30 day process and it is recommended that the project
applicant contact SIMSCP staff as early as possible. It is also recommended that the project applicant obtain an
information package. http://www.sicog.org

Please contact SIMSCP staff regarding completing the following steps to satisfy SUIMSCP requirements:

" Schedule a SIMSCP Biologist to perform a pre-construction survey prior to any ground disturbance
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. SJMSCP Incidental take Minimization Measures and mitigation requirement:

. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the project applicant prior to any
ground disturbance but no later than six (6) months from receipt of the ITMMs. If ITMMs are not signed within six months, the applicant
must reapply for SIMSCP Coverage. Upon receipt of signed ITMMs from project applicant, SICOG, Inc. stafl will sign the ITMMs. This
is the effective date of the ITTMMs.

2. Under no circumstance shall ground disturbance occur without cempliance and satisfaction of the ['TMMs,

3. Upon issuance of fully executed I'TMMs and prior to any ground disturbance, the project applicant must:

a. Postabond for payment of the applicable STMSCP fee covering the entirety of the project acreage being covered (the bond
should be valid for no longer than a 6 month period); or
b, Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
C. Dedicate land in-lieu of fees, either as conservation easements or [ee title; or
d.  Purchase approved mitigation bank credits.
4. Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever accurs first, the project applicant must:
a. DPay the appropriate SIMSCP for the entirely of the project acreage being covered, or
b, Dedicate land in-lieu of fees, either as conservation easements or fee itle; or
¢ Purchase approved mitigation bank credits.
Failure (o satisfy the obligations of the mitigation fee shall subject the bond to be called.

. Receive your Certificate of Payment and release the required permit

It should be noted that if this project has any potential impacts to waters of the United States [pursuant to Section 404 Clean Water Act], it would require
the project to seek voluntary coverage through the unmapped process under the SIMSCP which could take up to 90 days. It may be prudent to obtain a
preliminary wetlands map from a qualified consultant. If waters of the United States are confirmed on the project site, the Corps and the Regional Water
Quality Control Board (RWQCB) would have regulatory authority over those mapped areas [pursuant to Section 404 and 401 of the Clean Water Act
respectively] and permits would be required from each of these resource agencies prior to grading the project site.

If you have any questions, please call {209) 235-0600.
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Inc.

S JCOG,Inc.
S Joaguin Cosnty Muli-Species Halbitat Conservation & Open Space Plan

555 East Weber Avenue e Stockton, CA 95202 e (209) 235-0600 @ FAX (209) 235-0438

SJMSCP HOLD

TO: Local Jurisdiction: Community Development Department, Planning Department, Building

Department, Engineering Department, Survey Department, Transportation Department
Other:

FROM: Laurel Boyd, SJCOG, Inc.
DO NOT AUTHORIZI STURBANCE

DO NOT ISSUE A BUILDING |

DONOTISSUE ___ FOR

= SITE D

The landowner/developer for this site has requested coverage pursuant to the San Joaquin County Multi-
Species Habitat Conservation and Open Space Plan (SJMSCP). In accordance with that agreement, the
Applicant has agreed to:

1)  SJMSCP Incidental Take Minimization Measures and mitigation requirement:

1. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the
project applicant prior to any ground disturbance but no later than six (6) months from receipt of the ITMMs.
IFITMMS are not signed within six months, the applicant must reapply for SIMSCP Coverage. Upon receipt
of signed ITMMs from project applicant, SICOG, Inc. staff will sign the ITMMs. This is the effective date
of the ITMM:s.

2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITTMMs.

Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:

a. Post a bond for payment of the applicable SIMSCP fee covering the entirety of the project acreage
being covered (the bond should be valid for no longer than a 6 month period); or

b. Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or

¢. Dedicate land in-lieu of fees, either as conservation easements or fee title; or

d. Purchase approved mitigation bank credits.

)

4,  Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs
first, the project applicant must:
a. Pay the appropriate STMSCP for the entirety of the project acreage being covered; or
b. Dedicate land in-lieu of fees, either as conservation easements or fee title; or
¢ Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

Project Title: P-1900286 (SA). PA-2000077 (SP)

Landowner:_LBJ2, LLC Applicant._Xtra Lease, LLC

Assessor Parcel #s:_087-100-72
T R , Section(s):

Local Jurisdiction Contact: Alisa Goulart

The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate
Incidental Take Minimization Measures are properly implemented and monitored and that
appropriate fees are paid in compliance with the SJIMSCP.
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Parific Lo and Plan Review Team PGEPlanReview@pge.com
Pacific Gas and Lo Kegoron

San Ramon, CA 94583

December 30, 2019

Alisa Goulart

San Joaquin County
1810 E. Hazelton Ave.
Stockton, CA 95205

Ref: Gas and Electric Transmission and Distribution
Dear Ms. Goulart,

Thank you for submitting 4124 East Cherokee Rd - PA-1900286 plans for our review. PG&E
will review the submitted plans in relationship to any existing Gas and Electric facilities within
the project area, If the proposed project is adjacent/or within PG&E owned property and/or
easements, we will be working with you to ensure compatible uses and activities near our
facilities.

Attached you will find information and requirements as it relates to Gas facilities (Attachment 1)
and Electric facilities (Attachment 2). Please review these in detail, as it is critical to ensure
your safety and to protect PG&E’s facilities and its existing rights.

Below is additional information for your review:

1. This plan review process does not replace the application process for PG&E gas or
electric service your project may require. For these requests, please continue to work
with PG&E Service Planning: https://www.pge.com/en _US/business/services/building-
and-renovation/overview/overview._page.

2. If the project being submitted is part of a larger project, please include the entire scope
of your project, and not just a portion of it. PG&E's facilities are to be incorporated within
any CEQA document. PG&E needs to verify that the CEQA document will identify any
required future PG&E services.

3. An engineering deposit may be required to review plans for a project depending on the
size, scope, and location of the project and as it relates to any rearrangement or new
installation of PG&E facilities.

Any proposed uses within the PG&E fee strip and/or easement, may include a California Public
Utility Commission (CPUC) Section 851 filing. This requires the CPUC to render approval for a
conveyance of rights for specific uses on PG&E’s fee strip or easement. PG&E will advise if the
necessity to incorporate a CPUC Section 851filing is required.

This letter does not constitute PG&E’s consent to use any portion of its easement for any
purpose not previously conveyed. PG&E will provide a project specific response as required.

Sincerely,

Plan Review Team
Land Management

PG&E Gas and Electric Facilities Page 1
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Attachment 1 — Gas Facilities

There could be gas transmission pipelines in this area which would be considered critical
facilities for PG&E and a high priority subsurface installation under California law. Care must be
taken to ensure safety and accessibility. So, please ensure that if PG&E approves work near
gas transmission pipelines it is done in adherence with the below stipulations. Additionally, the
following link provides additional information regarding legal requirements under California
excavation laws: https://www.usanorth811.ora/images/pdfs/CA-LAW-2018.pdf

1. Standby Inspection: A PG&E Gas Transmission Standby Inspector must be present
during any demolition or construction activity that comes within 10 feet of the gas pipeline. This
includes all grading, trenching, substructure depth verifications (potholes), asphalt or concrete
demolition/removal, removal of trees, signs, light poles, etc. This inspection can be coordinated
through the Underground Service Alert (USA) service at 811. A minimum notice of 48 hours is
required. Ensure the USA markings and notifications are maintained throughout the duration of
your work.

2. Access: At any time, PG&E may need to access, excavate, and perform work on the gas
pipeline. Any construction equipment, materials, or spoils may need to be removed upon notice.
Any temporary construction fencing installed within PG&E’s easement would also need to be
capable of being removed at any time upon notice. Any plans to cut temporary slopes
exceeding a 1:4 grade within 10 feet of a gas transmission pipeline need to be approved by
PG&E Pipeline Services in writing PRIOR to performing the work.

3. Wheel Loads: To prevent damage to the buried gas pipeline, there are weight limits that
must be enforced whenever any equipment gets within 10 feet of traversing the pipe.

Ensure a list of the axle weights of all equipment being used is available for PG&E's Standby
Inspector. To confirm the depth of cover, the pipeline may need to be potholed by hand in a few
areas.

Due to the complex variability of tracked equipment, vibratory compaction equipment, and
cranes, PG&E must evaluate those items on a case-by-case basis prior to use over the gas
pipeline (provide a list of any proposed equipment of this type noting model numbers and
specific attachments).

No equipment may be set up over the gas pipeline while operating. Ensure crane outriggers are
at least 10 feet from the centerline of the gas pipeline. Transport trucks must not be parked over
the gas pipeline while being loaded or unloaded.

4. Grading: PG&E requires a minimum of 36 inches of cover over gas pipelines (or existing
grade if less) and a maximum of 7 feet of cover at all locations. The graded surface cannot
exceed a cross slope of 1:4.

5. Excavating: Any digging within 2 feet of a gas pipeline must be dug by hand. Note that
while the minimum clearance is only 12 inches, any excavation work within 24 inches of the
edge of a pipeline must be done with hand tools. So to avoid having to dig a trench entirely with
hand tools, the edge of the trench must be over 24 inches away. (Doing the math for a 24 inch

PG&E Gas and Electric Facilities Page 2
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wide trench being dug along a 36 inch pipeline, the centerline of the trench would need to be at
least 54 inches [24/2 + 24 + 36/2 = 54] away, or be entirely dug by hand.)

Water jetting to assist vacuum excavating must be limited to 1000 psig and directed at a 40°
angle to the pipe. All pile driving must be kept a minimum of 3 feet away.

Any plans to expose and support a PG&E gas transmission pipeline across an open excavation
need to be approved by PG&E Pipeline Services in writing PRIOR to performing the work.

8. Boring/Trenchless Installations: PG&E Pipeline Services must review and approve all
plans to bore across or parallel to (within 10 feet) a gas transmission pipeline. There are
stringent criteria to pothole the gas transmission facility at regular intervals for all parallel bore
installations.

For bore paths that cross gas transmission pipelines perpendicularly, the pipeline must be
potholed a minimum of 2 feet in the horizontal direction of the bore path and a minimum of 12
inches in the vertical direction from the bottom of the pipe with minimum clearances measured
from the edge of the pipe in both directions. Standby personnel must watch the locator trace
(and every ream pass) the path of the bore as it approaches the pipeline and visually monitor
the pothole (with the exposed transmission pipe) as the bore traverses the pipeline to ensure
adequate clearance with the pipeline. The pothole width must account for the inaccuracy of the
locating equipment.

Ts Substructures: All utility crossings of a gas pipeline should be made as close to
perpendicular as feasible (90° +/- 15°). All utility lines crossing the gas pipeline must have a
minimum of 12 inches of separation from the gas pipeline. Parallel utilities, pole bases, water
line ‘kicker blocks’, storm drain inlets, water meters, valves, back pressure devices or other
utility substructures are not allowed in the PG&E gas pipeline easement.

If previously retired PG&E facilities are in conflict with proposed substructures, PG&E must
verify they are safe prior to removal. This includes verification testing of the contents of the
facilities, as well as environmental testing of the coating and internal surfaces. Timelines for
PG&E completion of this verification will vary depending on the type and location of facilities in
conflict.

8. Structures: No structures are to be built within the PG&E gas pipeline easement. This
includes buildings, retaining walls, fences, decks, patios, carports, septic tanks, storage sheds,
tanks, loading ramps, or any structure that could limit PG&E's ability to access its facilities.

9. Fencing: Permanent fencing is not allowed within PG&E easements except for
perpendicular crossings which must include a 16 foot wide gate for vehicular access. Gates will
be secured with PG&E corporation locks.

10. Landscaping: Landscaping must be designed to allow PG&E to access the pipeline for
maintenance and not interfere with pipeline coatings or other cathodic protection systems. No
trees, shrubs, brush, vines, and other vegetation may be planted within the easement area.
Only those plants, ground covers, grasses, flowers, and low-growing plants that grow
unsupported to a maximum of four feet (4°) in height at maturity may be planted within the
easement area.

PG&E Gas and Electric Facilities Page 3
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11. Cathodic Protection: PG&E pipelines are protected from corrosion with an “Impressed
Current” cathodic protection system. Any proposed facilities, such as metal conduit, pipes,
service lines, ground rods, anodes, wires, etc. that might affect the pipeline cathodic protection
system must be reviewed and approved by PG&E Corrosion Engineering.

12. Pipeline Marker Signs: PG&E needs to maintain pipeline marker signs for gas
transmission pipelines in order to ensure public awareness of the presence of the pipelines.
With prior written approval from PG&E Pipeline Services, an existing PG&E pipeline marker sign
that is in direct conflict with proposed developments may be temporarily relocated to
accommodate construction work. The pipeline marker must be moved back once construction is

complete.

13. PG&E is also the provider of distribution facilities throughout many of the areas within
the state of California. Therefore, any plans that impact PG&E's facilities must be reviewed and
approved by PG&E to ensure that no impact occurs which may endanger the safe operation of
its facilities.

]
PG&E Gas and Electric Facilities Page 4
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Attachment 2 — Electric Facilities

It is PG&E’s policy to permit certain uses on a case by case basis within its electric
transmission fee strip(s) and/or easement(s) provided such uses and manner in which they are
exercised, will not interfere with PG&E's rights or endanger its facilities. Some
examples/restrictions are as follows:

1. Buildings and Other Structures: No buildings or other structures including the foot print and
eave of any buildings, swimming pools, wells or similar structures will be permitted within fee
strip(s) and/or easement(s) areas. PG&E’s transmission easement shall be designated on
subdivision/parcel maps as “RESTRICTED USE AREA — NO BUILDING.”

2. Grading: Cuts, trenches or excavations may not be made within 25 feet of our towers.
Developers must submit grading plans and site development plans (including geotechnical
reports if applicable), signed and dated, for PG&E's review. PG&E engineers must review grade
changes in the vicinity of our towers. No fills will be allowed which would impair ground-to-
conductor clearances. Towers shall not be left on mounds without adequate road access to
base of tower or structure.

3. Fences: Walls, fences, and other structures must be installed at locations that do not affect
the safe operation of PG&'s facilities. Heavy equipment access to our facilities must be
maintained at all times. Metal fences are to be grounded to PG&E specifications. No wall, fence
or other like structure is to be installed within 10 feet of tower footings and unrestricted access
must be maintained from a tower structure to the nearest street. Walls, fences and other
structures proposed along or within the fee strip(s) and/or easement(s) will require PG&E
review; submit plans to PG&E Centralized Review Team for review and comment.

4. Landscaping: Vegetation may be allowed; subject to review of plans. On overhead electric
transmission fee strip(s) and/or easement(s), trees and shrubs are limited to those varieties that
do not exceed 15 feet in height at maturity. PG&E must have access to its facilities at all times,
including access by heavy equipment. No planting is to occur within the footprint of the tower
legs. Greenbelts are encouraged.

5. Reservoirs, Sumps, Drainage Basins, and Ponds: Prohibited within PG&E's fee strip(s)
and/or easement(s) for electric transmission lines.

6. Automobile Parking: Short term parking of movable passenger vehicles and light trucks
(pickups, vans, etc.) is allowed. The lighting within these parking areas will need to be reviewed
by PG&E; approval will be on a case by case basis. Heavy equipment access to PG&E facilities
is to be maintained at all times. Parking is to clear PG&E structures by at least 10 feet.
Protection of PG&E facilities from vehicular traffic is to be provided at developer’s expense AND
to PG&E specifications. Blocked-up vehicles are not allowed. Carports, canopies, or awnings
are not allowed.

7. Storage of Flammable, Explosive or Corrosive Materials: There shall be no storage of fuel or
combustibles and no fueling of vehicles within PG&E's easement. No trash bins or incinerators
are allowed.

PG&E Gas and Electric Facilities Page 5
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8. Streets and Roads: Access to facilities must be maintained at all times. Street lights may be
allowed in the fee strip(s) and/or easement(s) but in all cases must be reviewed by PG&E for
proper clearance. Roads and utilities should cross the transmission easement as nearly at right
angles as possible. Road intersections will not be allowed within the transmission easement.

9. Pipelines: Pipelines may be allowed provided crossings are held to a minimum and to be as
nearly perpendicular as possible. Pipelines within 25 feet of PG&E structures require review by
PG&E. Sprinklers systems may be allowed; subject to review. Leach fields and septic tanks are
not allowed. Construction plans must be submitted to PG&E for review and approval prior to the
commencement of any construction.

10. Signs: Signs are not allowed except in rare cases subject to individual review by PG&E.

11. Recreation Areas: Playgrounds, parks, tennis courts, basketball courts, barbecue and light
trucks (pickups, vans, etc.) may be allowed; subject to review of plans. Heavy equipment
access to PG&E facilities is to be maintained at all times. Parking is to clear PG&E structures by
at least 10 feet. Protection of PG&E facilities from vehicular traffic is to be provided at
developer’s expense AND to PG&E specifications.

12. Construction Activity: Since construction activity will take place near PG&E'’s overhead
electric lines, please be advised it is the contractor's responsibility to be aware of, and observe
the minimum clearances for both workers and equipment operating near high voltage electric
lines set out in the High-Voltage Electrical Safety Orders of the California Division of Industrial
Safety (https://www.dir.ca.gov/Title8/sb5¢2.html), as well as any other safety regulations.
Contractors shall comply with California Public Utilities Commission General Order 95
(http://www.cpuc.ca.gov/eos/GO95/00 95 startup_page.html) and all other safety rules. No
construction may occur within 25 feet of PG&E’s towers. All excavation activities may only
commence after 811 protocols has been followed.

Contractor shall ensure the protection of PG&E's towers and poles from vehicular damage by
(installing protective barriers) Plans for protection barriers must be approved by PG&E prior to
construction.

13. PG&E is also the owner of distribution facilities throughout many of the areas within the
state of California. Therefore, any plans that impact PG&E’s facilities must be reviewed and
approved by PG&E to ensure that no impact occurs that may endanger the safe and reliable
operation of its facilities.

PG&E Gas and Electric Facilities Page 6
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June 1, 2020

Alisa Goulart

County of San Joaquin
1810 E Hazelton Ave
Stockton, CA 95205

Ref: Gas and Electric Transmission and Distribution
Dear Alisa Goulart,

Thank you for submitting the 4124 E Cherokee Rd for our review. PG&E will review the
submitted plans in relationship to any existing Gas and Electric facilities within the project area.
If the proposed project is adjacent/or within PG&E owned property and/or easements, we will be
working with you to ensure compatible uses and activities near our facilities.

Attached you will find information and requirements as it relates to Gas facilities (Attachment 1)
and Electric facilities (Attachment 2). Please review these in detail, as it is critical to ensure
your safety and to protect PG&E's facilities and its existing rights.

Below is additional information for your review:

1. This plan review process does not replace the application process for PG&E gas or
electric service your project may require. For these requests, please continue to work
with PG&E Service Planning: https://www.pge.com/en US/business/services/building-
and-renovation/overview/overview.page.

2. If the project being submitted is part of a larger project, please include the entire scope
of your project, and not just a portion of it. PG&E's facilities are to be incorporated within
any CEQA document. PG&E needs to verify that the CEQA document will identify any
required future PG&E services.

3. An engineering deposit may be required to review plans for a project depending on the
size, scope, and location of the project and as it relates to any rearrangement or new
installation of PG&E facilities.

Any proposed uses within the PG&E fee strip and/or easement, may include a California Public
Utility Commission (CPUC) Section 851 filing. This requires the CPUC to render approval for a
conveyance of rights for specific uses on PG&E's fee strip or easement. PG&E will advise if the
necessity to incorporate a CPUC Section 851filing is required.

This letter does not constitute PG&E’s consent to use any portion of its easement for any
purpose not previously conveyed. PG&E will provide a project specific response as required.

Sincerely,

Plan Review Team
Land Management

[ e e e e e e Tty
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Attachment 1 — Gas Facilities

There could be gas transmission pipelines in this area which would be considered critical
facilities for PG&E and a high priority subsurface installation under California law. Care must be
taken to ensure safety and accessibility. So, please ensure that if PG&E approves work near
gas transmission pipelines it is done in adherence with the below stipulations. Additionally, the
following link provides additional information regarding legal requirements under California
excavation laws: https://www.usanorth811.org/images/pdfs/CA-LAW-2018.pdf

1. Standby Inspection: A PG&E Gas Transmission Standby Inspector must be present
during any demolition or construction activity that comes within 10 feet of the gas pipeline. This
includes all grading, trenching, substructure depth verifications (potholes), asphalt or concrete
demolition/removal, removal of trees, signs, light poles, etc. This inspection can be coordinated
through the Underground Service Alert (USA) service at 811. A minimum notice of 48 hours is
required. Ensure the USA markings and notifications are maintained throughout the duration of
your work.

2. Access: At any time, PG&E may need to access, excavate, and perform work on the gas
pipeline. Any construction equipment, materials, or spoils may need to be removed upon notice.
Any temporary construction fencing installed within PG&E’s easement would also need to be
capable of being removed at any time upon notice. Any plans to cut temporary slopes
exceeding a 1:4 grade within 10 feet of a gas transmission pipeline need to be approved by
PG&E Pipeline Services in writing PRIOR to performing the work.

3. Wheel Loads: To prevent damage to the buried gas pipeline, there are weight limits that
must be enforced whenever any equipment gets within 10 feet of traversing the pipe.

Ensure a list of the axle weights of all equipment being used is available for PG&E's Standby
Inspector. To confirm the depth of cover, the pipeline may need to be potholed by hand in a few
areas.

Due to the complex variability of tracked equipment, vibratory compaction equipment, and
cranes, PG&E must evaluate those items on a case-by-case basis prior to use over the gas
pipeline (provide a list of any proposed equipment of this type noting model numbers and
specific attachments).

No equipment may be set up over the gas pipeline while operating. Ensure crane outriggers are
at least 10 feet from the centerline of the gas pipeline. Transport trucks must not be parked over
the gas pipeline while being loaded or unloaded.

4. Grading: PG&E requires a minimum of 36 inches of cover over gas pipelines (or existing
grade if less) and a maximum of 7 feet of cover at all locations. The graded surface cannot
exceed a cross slope of 1:4.

5. Excavating: Any digging within 2 feet of a gas pipeline must be dug by hand. Note that
while the minimum clearance is only 12 inches, any excavation work within 24 inches of the
edge of a pipeline must be done with hand tools. So to avoid having to dig a trench entirely with
hand tools, the edge of the trench must be over 24 inches away. (Doing the math for a 24 inch
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wide trench being dug along a 36 inch pipeline, the centerline of the trench would need to be at
least 54 inches [24/2 + 24 + 36/2 = 54] away, or be entirely dug by hand.)

Water jetting to assist vacuum excavating must be limited to 1000 psig and directed at a 40°
angle to the pipe. All pile driving must be kept a minimum of 3 feet away.

Any plans to expose and support a PG&E gas transmission pipeline across an open excavation
need to be approved by PG&E Pipeline Services in writing PRIOR to performing the work.

6. Boring/Trenchless Installations: PG&E Pipeline Services must review and approve all
plans to bore across or parallel to (within 10 feet) a gas transmission pipeline. There are
stringent criteria to pothole the gas transmission facility at regular intervals for all parallel bore
installations.

For bore paths that cross gas transmission pipelines perpendicularly, the pipeline must be
potholed a minimum of 2 feet in the horizontal direction of the bore path and a minimum of 12
inches in the vertical direction from the bottom of the pipe with minimum clearances measured
from the edge of the pipe in both directions. Standby personnel must watch the locator trace
(and every ream pass) the path of the bore as it approaches the pipeline and visually monitor
the pothole (with the exposed transmission pipe) as the bore traverses the pipeline to ensure
adequate clearance with the pipeline. The pothole width must account for the inaccuracy of the
locating equipment.

7. Substructures: All utility crossings of a gas pipeline should be made as close to
perpendicular as feasible (80° +/- 15°). All utility lines crossing the gas pipeline must have a
minimum of 12 inches of separation from the gas pipeline. Parallel utilities, pole bases, water
line ‘kicker blocks’, storm drain inlets, water meters, valves, back pressure devices or other
utility substructures are not allowed in the PG&E gas pipeline easement.

If previously retired PG&E facilities are in conflict with proposed substructures, PG&E must
verify they are safe prior to removal. This includes verification testing of the contents of the
facilities, as well as environmental testing of the coating and internal surfaces. Timelines for
PG&E completion of this verification will vary depending on the type and location of facilities in
conflict.

8. Structures: No structures are to be built within the PG&E gas pipeline easement. This
includes buildings, retaining walls, fences, decks, patios, carports, septic tanks, storage sheds,
tanks, loading ramps, or any structure that could limit PG&E's ability to access its facilities.

9. Fencing: Permanent fencing is not allowed within PG&E easements except for
perpendicular crossings which must include a 16 foot wide gate for vehicular access. Gates will
be secured with PG&E corporation locks.

10. Landscaping: Landscaping must be designed to allow PG&E to access the pipeline for
maintenance and not interfere with pipeline coatings or other cathedic protection systems. No
trees, shrubs, brush, vines, and other vegetation may be planted within the easement area.
Only those plants, ground covers, grasses, flowers, and low-growing plants that grow
unsupported to a maximum of four feet (4') in height at maturity may be planted within the
easement area.
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11. Cathodic Protection: PG&E pipelines are protected from corrosion with an “Impressed
Current” cathodic protection system. Any proposed facilities, such as metal conduit, pipes,
service lines, ground rods, anodes, wires, etc. that might affect the pipeline cathodic protection
system must be reviewed and approved by PG&E Corrosion Engineering.

12. Pipeline Marker Signs: PG&E needs to maintain pipeline marker signs for gas
transmission pipelines in order to ensure public awareness of the presence of the pipelines.
With prior written approval from PG&E Pipeline Services, an existing PG&E pipeline marker sign
that is in direct conflict with proposed developments may be temporarily relocated to
accommodate construction work. The pipeline marker must be moved back once construction is
complete.

13. PG&E is also the provider of distribution facilities throughout many of the areas within
the state of California. Therefore, any plans that impact PG&E's facilities must be reviewed and
approved by PG&E to ensure that no impact occurs which may endanger the safe operation of
its facilities.
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Attachment 2 — Electric Facilities

It is PG&E's policy to permit certain uses on a case by case basis within its electric
transmission fee strip(s) and/or easement(s) provided such uses and manner in which they are
exercised, will not interfere with PG&E’s rights or endanger its facilities. Some
examples/restrictions are as follows:

1. Buildings and Other Structures: No buildings or other structures including the foot print and
eave of any buildings, swimming pools, wells or similar structures will be permitted within fee
strip(s) and/or easement(s) areas. PG&E’s transmission easement shall be designated on
subdivision/parcel maps as “RESTRICTED USE AREA — NO BUILDING.”

2. Grading: Cuts, trenches or excavations may not be made within 25 feet of our towers.
Developers must submit grading plans and site development plans (including geotechnical
reports if applicable), signed and dated, for PG&E’s review. PG&E engineers must review grade
changes in the vicinity of our towers. No fills will be allowed which would impair ground-to-
conductor clearances. Towers shall not be left on mounds without adequate road access to
base of tower or structure.

3. Fences: Walls, fences, and other structures must be installed at locations that do not affect
the safe operation of PG&’s facilities. Heavy equipment access to our facilities must be
maintained at all times. Metal fences are to be grounded to PG&E specifications. No wall, fence
or other like structure is to be installed within 10 feet of tower footings and unrestricted access
must be maintained from a tower structure to the nearest street. Walls, fences and other
structures proposed along or within the fee strip(s) and/or easement(s) will require PG&E
review; submit plans to PG&E Centralized Review Team for review and comment.

4. Landscaping: Vegetation may be allowed; subject to review of plans. On overhead electric
transmission fee strip(s) and/or easement(s), trees and shrubs are limited to those varieties that
do not exceed 15 feet in height at maturity. PG&E must have access to its facilities at all times,
including access by heavy equipment. No planting is to occur within the footprint of the tower
legs. Greenbelts are encouraged.

5. Reservoirs, Sumps, Drainage Basins, and Ponds: Prohibited within PG&E’s fee strip(s)
and/or easement(s) for electric transmission lines.

6. Automobile Parking: Short term parking of movable passenger vehicles and light trucks
(pickups, vans, etc.) is allowed. The lighting within these parking areas will need to be reviewed
by PG&E; approval will be on a case by case basis. Heavy equipment access to PG&E facilities
is to be maintained at all times. Parking is to clear PG&E structures by at least 10 feet.
Protection of PG&E facilities from vehicular traffic is to be provided at developer’'s expense AND
to PG&E specifications. Blocked-up vehicles are not allowed. Carports, canopies, or awnings
are not allowed.

7. Storage of Flammable, Explosive or Corrosive Materials: There shall be no storage of fuel or
combustibles and no fueling of vehicles within PG&E’s easement. No trash bins or incinerators
are allowed.

PG&E Gas and Electric Facilities Page 5
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Pacific Gas and
Electric Company

8. Streets and Roads: Access to facilities must be maintained at all times. Street lights may be
allowed in the fee strip(s) and/or easement(s) but in all cases must be reviewed by PG&E for
proper clearance. Roads and utilities should cross the transmission easement as nearly at right
angles as possible. Road intersections will not be allowed within the transmission easement.

9. Pipelines: Pipelines may be allowed provided crossings are held to a minimum and to be as
nearly perpendicular as possible. Pipelines within 25 feet of PG&E structures require review by
PG&E. Sprinklers systems may be allowed; subject to review. Leach fields and septic tanks are
not allowed. Construction plans must be submitted to PG&E for review and approval prior to the
commencement of any construction.

10. Signs: Signs are not allowed except in rare cases subject to individual review by PG&E.

11. Recreation Areas: Playgrounds, parks, tennis courts, basketball courts, barbecue and light
trucks (pickups, vans, etc.) may be allowed; subject to review of plans. Heavy equipment
access to PG&E facilities is to be maintained at all times. Parking is to clear PG&E structures by
at least 10 feet. Protection of PG&E facilities from vehicular traffic is to be provided at
developer's expense AND to PG&E specifications.

12. Construction Activity: Since construction activity will take place near PG&E's overhead
electric lines, please be advised it is the contractor’s responsibility to be aware of, and observe
the minimum clearances for both workers and equipment operating near high voltage electric
lines set out in the High-Voltage Electrical Safety Orders of the California Division of Industrial
Safety (https://www.dir.ca.gov/Title8/sb5g2.html), as well as any other safety regulations.
Contractors shall comply with California Public Utilities Commission General Order 95
(http://www.cpuc.ca.cov/eos/GO95/c0 95 startup page.html) and all other safety rules. No
construction may occur within 25 feet of PG&E’s towers. All excavation activities may only
commence after 811 protocols has been followed.

Contractor shall ensure the protection of PG&E’s towers and poles from vehicular damage by
(installing protective barriers) Plans for protection barriers must be approved by PG&E prior to
construction.

13. PG&E is also the owner of distribution facilities throughout many of the areas within the
state of California. Therefore, any plans that impact PG&E’s facilities must be reviewed and
approved by PG&E to ensure that no impact occurs that may endanger the safe and reliable
operation of its facilities.

PG&E Gas and Electric Facilities
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David N. Rajkovich
4290 Cherokee Rd

Stockton, CA 95215 June 22, 2020

Community Development Department
Attn; Ms. Alisa Goulart

1810 Hazelton Ave

Stockton, CA 95205

Re; Application # PA-2000077 (SP)

| am the property owner of two parcels just to the East of the proposed project identified above. The
purchase of the parcels many years ago was made after reviewing the existing specific plan. This plan
has Wilcox Road eventually providing safe access to the one acre parcel , APN 087-100-71, at the north
east corner of this planned future intersection of Cherokee Rd apd Wilcox Rd. The deleting of the Wilcox
Road through to Cherokee will make it difficult and unlikely to develop this small parcel with access only
from Cherokee Rd. This is an area with high traffic counts and cars and trucks travelling at a high rate of
speed.

| am not at all against the development of the Nylen Co. property. But the elimination of this planned
extension of Wilcox Rd. will greatly diminish the viability of the future development of my property. |
hope we can discuss a potential solution to this with Community Development personnel prior to this
specific plan change.

AWANIAE

David N. Rajkovich

ol.com

e-mail; davel

cell; (209) 993-8302
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Community Development Department

Planning - Building - Neighborhood Preservation

Attachment C

Environmental Review
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> SANsJOAQUIN Community Development Department

— COUNTY— Planning - Building - Neighborhood Preservation

Greatness grows here.

MITIGATED NEGATIVE DECLARATION

TO: Office of Planning & Research FROM: San Joaguin County
P. O. Box 3044 Community Development Department
Sacramento, California 95812-3044 1810 East Hazelton Avenue

Stockton, California 95205

County Clerk, County of San Joaquin

PROJECT TITLE: Site Approval No. PA-1900286 and Specific Plan No. PA-2000077.

PROJECT LOCATION: The project site is located on the east side of Cherokee Road, 1,215 feet north of
State Route 99, Stockton, San Joaquin County. (APN/Address: 087-100-72/4124 East Cherokee Road,
Stockton) (Supervisorial District: 4)

PROJECT DESCRIPTION: A Specific Plan application to amend the Wilcox Road Specific Plan which was
originally adopted in 1977. The Wilcox Road Specific Plan established exact locations and width reserved for
future public right-of-way and the construction of any improvements that are not road-related in the planned
right of way is not permitted. The amendment proposes to remove from the road plan the section of Wilcox
Road (undeveloped) beginning on the south side of Cherokee Road and continuing south for approximately
1,800 feet (ending at the terminus of the developed portion of Wilcox Road off of State Route 88 [Waterloo
Road]). In addition, the amendment will remove from the road plan a 500-foct section of Ad Art Road
{undeveloped) off of Wilcox Road as shown on the site plan. These portions of the Wilcox Road Specific Plan
and its future right-ofway prevents development of the parcel that is the proposed site of the Site Approval
project described below.

This Specific Plan application is being processed concurrently with a Site Approval application for a facility
that will lease and sell semi-trailers. The project includes parking for 622 trailers and the construction of an
8,539-square-foot building; 3,421 square-feet of the building will be for office operations and 5,118 square-
feet will be for trailer maintenance. Only fleet semi-trailers will be maintained atthe facility. The parcel is served
by public services for water, sewer, and storm drainage. Access is proposed at the south end of the parcel,
off of Wilcox Road and WaterHoo Road. The site for the proposed project is currently bisected lengthwise on
the road plan for the planned, undeveloped section of Wilcox Road addressed in the Specific Plan application.
(Use Type: Truck Sales & Services-Sales).

The Property is zoned C-G (General Commercial) and the General Plan designation is C/G (General
Commercial).

PROPONENT: LBJ2LLC / Xtra Lease LLC

This is a Notice of Intent to adopt a Mitigated Negative Declaration for this project as described. San Joaquin
County has determined that through the Initial Study that contains proposed mitigation measures all
potentially significant effects on the environment can be reduced to aless than significant level. The Mitigated
Negative Declaration and Initial Study can be viewed on the Community Development Department website
at www.sjgov.org/commdev under Active Planning Applications.

Date: July 13, 2020

Contact Person:
Alisa Goulart Phone: (209) 468-0222 FAX: (209) 468-3163 Email: alisa.goulart@sjgov.org

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.org/commdev
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Lead Agency:

i H: 39-07142020-229
i i E—:}fﬁzggg 11:34:26 AN
San Joaquin County Community o B e
Saﬁvﬁcaé‘uin County Clerk
1810 East Hazelton Ave
Stockton CA 95205
DOCUMENT TITLE

INITIAL STUDY/NEGATIVE DECLARATION
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INITIAL STUDY/NEGATIVE DECLARATION
[Pursuant to Public Rescurces Code Section 21080(c) and California Code of Regulations, Title 14, Sections 15070-
18071]

LEAD AGENCY: San Joagquin County Gommunity Development Department

PROJECT APPLICANT: XTEA Lease LLC

PROJECT TITLE/FILE NUMBER(S}): PA-1900286 and PA-2000077

PROJECT DESCRIPTION: A Specific Plan application to amend the Wilcox Road Specific Plan which was
originally adopted in 1977. The Wilcox Road Specific Plan established exact locations and width reserved for
future public right-of-way and the construction of any improvements that are not road-related in the planned right
of way is not permitted. The amendment proposes to remove from the road plan the section of Wilcox Road_
{undeveloped) beginning on the south side of Cherckee Rd. and continuing south for approximately 1,800 feet
{ending at the terminus of the developed portion of Wilcox Rd. off of St Rt. 88 (Waterloo Road). In addition, the
amendment will remove from the road plan a 500 foot section of Ad Art Road {(undeveloped) off of Wilcox Road
as shown on the site plan. These portions of the Wilcox Road Specific Plan and its future right-of-way prevents
development of the parcel that is the proposed site of the Site Approval project described below.

This Specific Plan application is being processed concurrently with a Site Approval application for a facility that
will lease and sell semi-trailers. The project includes parking for 622 trailers and the construction of an 8,539
sguare foot building; 3,421 sguare feet of the building will be for office operations and 5,118 sguare feet will be
for trailer maintenance. Only fleet semi-trailers will be maintained at the facility. The parcel is served by public
sarvices for water, sewer, and storm drainage. Access is proposed at the south end of the parcel. off of Wilcox_
Road and Waterloo Road. The site for the proposed project is currently bisected lengthwise on the road plan for
the planned, undeveloped section of Wilcox Read addressed in the Specific Plan application. {Use Type: Truck
Sales & Services-Sales).

The project site is located on the east side of Cherckee Road, 1,215 feet north of State Route 99, Stockton.

ASSESSORS PARCEL NO.: 087-100-72
ACRES: 20 acres

GENERAL PLAN: CIG

ZONING: C-G

POTENTIAL POPULATION, NUMBER OF DWELLING UNITS, OR SQUARE FOOTAGE OF USE(S):
8.539 sgquare foot building and parking for 622 trailers.

SURROUNDING LAND USES:

NORTH: Residential

SOUTH: Commercial, Industrial

EAST: Residential. Commercial, Industrial
WEST: Industrial

REFERENCES AND SOURCES FOR DETERMINING ENVIRONMENTAL IMPACTS:

Qriginal source materials and maps on file in the Community Development Department including: all County and City general
plans and community plans; assessor parcal hooks; various local and FEMA flood zone maps; service district maps; maps of
geologic instability; maps and reports on endangered species such as the Natural Diversity Data Base; noise contour maps;
specific roadway plans; maps and/or records of archeological/historic resources; soil reports and maps; etc.

Many of these original source materials have been collected from other public agencies or from previously prepared EIR's and
other technical studies. Additional standard sources which should be specifically cited below include on-site visits by staff (note
date); staff knowledge or experience; and independent environmental studies submitted to the County as part of the project
application. Copies of these reports can be found by contacting the Community Development Department.

PA-1900286 and PA-2000077- Initial Study 1
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TRIBAL CULTURAL RESOURCES:

Have Califcmia Native American tribeg traditicnally and culturally affiliated with the project area requested consultation pursuant
to Public Resources Code secticn 21080.3.17 If so, is there a plan for consultation that includes, for example, the determination
of significance of impacts to fribal cultural resources, precedures regarding cenfidentiality, efc.?

No

PA-1900286 and PA-2000077- Initial Study 2
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GENERAL CONSIDERATIONS:

1. Does it appear that any envircnmental feature of the project will generate significant public concern or controversy?

D Yes No

Nature of concemis). Enter concern(s)

2. Wil the project require approval or permits by agencies cther than the County?

D Yes No

Agency name(s). Enter agency name(s).

3. s the project within the Sphere cof Influence, or within twe miles, of any city?

City: Stockton

PA-1900286 and PA-2000077- Initial Study
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at least one impact that is
a "Potentially Significant Impact” as indicated by the checklist on the following pages.

D Aesthetics D Agriculture and Forestry Resources [] Air Quality

u Biological Rescurces El Cultural Resources U Energy

D Geology / Soils D Greenhouse Gas Emissions D Hazards & Hazardous Materials
D Hydrology / Water Quality El Land Use/ Planning |:| Mineral Resources

j Noise D Population / Housing D Public Services

D Recreation D Transportation D Tribal Cultural Resources

D Utilities / Service Systems D Wildfire El Mandatory Findings of Significance

DETERMINATION: (Te be completed by the Lead Agency) On the basis of this initial evaluation:

D | find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

u | find that although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the project
proponent. A MITIGATED NEGATIVE DECLARATION will be prepared.

|:I 1 find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

D | find that the proposed project MAY have a "potentially significant impact’ or "potentially significant unless
mitigated"” impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier
document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on
the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it
must analyze only the effects that remain to be addressed.

|:| | find that although the proposed project could have a significant effect on the environment, because all potentially
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing
further is required.

S A A *—1 / (/8

Signature Date
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EVALUATION OF ENVIRONMENTAL IMPACTS:

N

A brief explanation is required for all answers except "No impact" answers that are adequately supported by the
informaticn sources a lead agency cites in the parentheses following each question. A "No impact' answer is
adequately supported if the referenced information sources show that the impact simply does not apply to projects
like the cne involved (e.g., the project falls cutside a fault rupture zone). A "No impact” answer should be explained
where it is based on project-specific factors as well as general standards {e.g., the project will not expose sensitive
receptors to pollutants, based on a project-specific screening analysis).

All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well
as project-level, indirect as well as direct, and construction as well as operational impacts.

Once the lead agency has determined that a particular physical impact may occur, then the checklist answers must
indicate whether the impact is potentially significant, less than significant with mitigation, or less than significant.
"Potentially Significant impact" is appropriate if there is substantial evidence that an effect may be significant. if
there are one or mere "Potentially Significant impact” entries when the determination is made, an EIR is required.

"Negative Declaration: Less Than Significant With Mitigation Incorporated" applies where the incorporation of
mitigation measures has reduced an effect from "Potentially Significant Impact” to a "Less Than Significant Impact.”
The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect to a less
than significant level (mitigation measures from "Earlier Analyses," as described in (5) below, may be cross-
referenced).

Earlier analyses may be used where, pursuant to the tiering, pregram EIR, or other CEQA process, an effect has
been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). in this case, a brief
discussion should identify the following:

a) Earlier Analysis Used. Identify and state where they are available for review.

b) Impacts Adequately Addressed. identify which effects from the above checklist were within the scope of
and adequately analyzed in an earlier documentpursuant tc applicable legal standards, and state whether
such effects were addressed by mitigation measures based cn the earlier analysis.

¢) Witigaticn Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated "
describe the mitigation measures which were incorporated or refined from the earlier document and the
extent to which they address site-specific conditicns for the project.

Lead agencies are encouraged to incorporate into the checklist references to information scurces for potential

impacts {e.g., general plans, zoning ordinances). Reference tc a previously prepared or outside document should,

where appropriate, include a reference to the page or pages where the statement is substantiated.

Supporting iInformation Sources: A source list should be attached, and other sources used orindividuals contacted
should be cited in the discussion.

This is only a suggested form, and lead agencies are free to use different formats; however lead agencies should
normally address the guestions from this checklist that are relevant to a project’s envirocnmental effects in whatever
format is selected.

The explanation of each issue should identify:

a) the significance criteria or thresheld, if any, used tc evaluate each question; and

b) the mitigation measure identified, if any, to reduce the impact to less than significance.
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Less Than

Potentially . == - Less Than Analyzed
Significant S‘%gﬁgggﬁ,‘;"“ Significant No  In The
Impact Incorporated Impact Impact Prior EIR
. AESTHETICS.
Except as provided in Public Resources Code Section
21098, would the project:
a) Have a substantial adverse effect on a scenic vista? D D D D
b Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and D D D D
historic huildings within a state scenic highway?

c) In non-urbanized areas, substantially degrade the
existing visual character or quality of public views of
the site and its surroundings? (Public views are
those that are experienced from publically
accessible vantage point). If the project is in an D D D
urbanized area, would the project conflict with

applicable zoning and other regulations governing
scenic quality?

X
E

d) Create a new source of substantial light or glare
which would adversely affect day or nighttime views
inthe area? D D D D

Impact Discussion:

a-c) The proposed project is located on Cherokee Road, in a developed area east of the city of Stockton. Pursuant to San
Joaguin County General Plan 2035 Natural and Cultural Resources ElementFigure NCR-1 {page 3.4-13), this section of
Cherokee Road is not designated as a Scenic Route. Additionally, the section of Wilcox Road proposed for removal from
the Wilcox Road Specific Plan was not to recelve scenic route status if developed. Therefore, the project will not impact, or
substantially damage, a scenic vista or resources, nor will it affect other regulations governing scenic quality.

d) The proposed project includes a semi-traller leasing and selling facility. The facility will require outdoor parking area
lighting if the parking area is to be used at night, hut the outdoor lighting will be conditionad to be designed to confine
direct rays to the premises, allowing no spillover beyond the property lines. Therefore, the project is expected to have
a less than significant impact from new sources of light or glare on day or nighttime views in the area.
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Less Than

Potentially .. =% ... Less Than Analyzed
Significant S'Qﬁgizgggg“,:"“ Significant No  InThe
Impact Incorporated Impact Impact Prior EIR

Il. AGRICULTURE AND FORESTRY RESOQURCES,

In determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may
refer to the California Agricultural Land Evaluation and
Site  Assessment Model (1997} prepared by the
California Dept. of Conservation as an optional model to
use in assessing impacts on agriculture and fammland. In
determining whether impacts to forest rescurces,
including timberland, are significant environmental
effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire
Protection regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project and
the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources
Board. -- Would the project

a} Convert Prime Farmland, Unique Farmland, or
Farmland of Statewide Importance (Farmland}, as
shown on the maps prepared pursuant to the
Farmland Mapping and Monitoring Program of the
Calforma Resources Agency, to nonagricultural
use?

b} Conflict with existing zcning for agricultural use, or a
Williamson Act contract?

X

c} Conflict with existing zoning for, cr cause rezcning
of, forest land (as defined in Public Resources Code
section 12220(g}}, timberland (as defined by Public
Rescurces Code section 4526}, or timberland zoned
Timberland Production {as defined by Government
Code section 51104(g))?

d} Result in the loss of forest land or conversion of
forest land to non-forest use?

B B B E B
X X
H B E B =

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

O O 0O 0O O
O O 0O 0O O

X

Impact Discussion:

a-g) The subject property 1s not identified or designated as Prime or Unique Farmland or as Farmland of Statewide
Importance on maps provided by the California Department of Conservation’s Farmland Mapping and Monitoring
Program. The subject property is designated as Other Land (X}, which is further described as Vacant or Disturbed Land
(V} by the Department of Censervation's Rural Land Mapping Project. The subject property is zoned General
Commercial (C-G} and is located within an existing commercial, industrial, and residential area. The area does not have
forest land or agricultural land. Therefore, the proposed project will not convert important farmland to non-agricultural
use or forest land to non-forest use, conflict with agricultural or forestland zoning or a Williamson Act Contract, or result
in loss of forest land.
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Less Than

Potentially o, ~:2- " Less Than Analyzed
Significant S'Qn';,}{:;ggg}',“'t“ Significant No  In The
Impact Incorporated Impact Impact Prior EIR

. AIR QUALITY.

Where available, the significance criteria established by
the applicable air quality management or air pollution
contro! district may be relied upon 1o make the following
determinations. Would the project:

a) Conflict with or obstruct implementation of the
applicable air quality pfan?

X]

k)  Result ina cumulatively considerable netincrease of
any criteria pollutant for which the project region is
non-attainment under an applicable federal or state D
ambient air quality standard?

c) Expose sensitive receptors to substantial pellutant
concentrations?

L]
[]
[]

O O O
% X
EH E =

d) Result in substantial emissicns {such as those
leading to cdors) adversely affecting a substantial D D
number of people?

X

1 [

Impact Discussion:

a-d) The proposed project includes a semi-trailer leasing and selling facility. The San Joaquin Valley Air Pollution Control
District {APCD) has been established by the State in an effort to control and minimize air pollution. The project was
referred tc the APCD for review on December 20, 2019. Arespense from APCD dated January 6, 2020, stated that the
District concluded that the project would have a less than significant impact on air quality when compared to significance
thresholds. The applicant was required to demonstrate compliance with District Rule 8510, intended tc mitigate a
project’s impact on air quality through project design elements or by payment of applicable off-site mitigation fees, with
completion of an Air Impact Assessment {AlA) application. The AIA was submitted by the applicant and approved by
the APCD. Compliance with the requirements of APCD are expected to lessen any impacts on air quality to less than
significant.
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Less Than

Potentially Sianificant with Less Than Analyzed
Significant - Witigation  Significant No  In The
Impact Incorporated Impact 1mpact Prior EIR

IV. BIOLOGICAL RESOURCES.
Would the project:

a) Have a substantial adverse effect, either directly or
through habitat meodifications, on any species
identified as a candidate, sensitive, or special status
species n local or regional plans, policies, or D D D D
regulations, or by the California Department of Fish
and Game or U.S, Fish and Wildlife Service?

b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies, D D D D
regulations or by the California Department of Fish
and Game or US Fish and Wildlife Service?

c) Have a substantial adverse effect on state or
federally protected wetlands ({including, but not
limited to, marsh, vernal pool, coastal, etc.) through
direct removal, filling, hydrological interruption, or D D D D
other means?

d) Interfere substantially with the movement of any
native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife D D D D
corndors, or impede the use of native wildlife nursery
sites?

g) Conflict with any local policies or ordinances
protecting biological resources, such as a tree
preservation policy or ordinance? D D D D

f) Conflict with the provisions of an adopted Habitat
Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, D
or state habitat conservation plan?

x 0O O [

Impact Discussion:

a-f) The California Department of Fish and Wildlife Natural Diversity Database lists Bufeo swainsoni {Swainson's Hawk)
and Thamnophis gigas {giant garter snake) as rare, endangered, or threatened species or habitat located on or near
the site for the proposed project. Referrals have been sent to the San Joaquin Council of Governments {SJCOG), the
agency responsible for verifying the correct implementation of the San Joaguin County Multi-Species Habitat
Conservation and Open Space Plan (SIMSCP), which provides compensation for the conversion of Open Space to
non-Open Space uses which affect the plant, fish and wildlife species covered by the Plan. Pursuant to the Final EIR/EIS
for SUMSCP, dated November 15, 2000, and certified by SJCOG on December 7, 2000, implementation of the SIJMSCP
is expected to reduce impacts to hiclogical resources resulting from the proposed project to a level of less-than-
significant.

SJCOG responded to this project referral that the project is subject to the SIMSCP, therefore, this application, a semi-
trailer leasing and selling facility, will be conditioned to participate in the SUMSCP. The applicant has confirmed his
intenticn to participate in the SIMSCP. With the applicant's participation, the proposed project will be consistent with
the SIMSCP and any impacts to biological resources resulting from the proposed project will be reduced to a level of
less-than-significant.
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V. CULTURAL RESOURCES.

Would the project:

a} Cause a substantial adverse change in the
significance of a historical rescurce pursuant to§
15064.57

b} Cause a substantial adverse change in the
significance of an archaeological resource pursuant
10 § 15064.57

¢} Disturb any human remains, including those
interred outside of dedicated cemeteries?

Impact Discussion:

a-b)

Less Than

Potentially . ~>2 - Less Than Analyzed
Significant S'QM“E‘;};?,E%‘,’,"““ Significant No  InThe
Impact Incorporated Impact Impact Prior EIR

[]

[]
[]

[]

[]
[]

X [ [

> [] L[]
x [ [

The proposed project is expected to have a less than significant impact on Cultural Rescurces as there are noresources

on the project site that are listed, or are eligible for listing, on a lccal register, the California Register of Historic Places,

or Naticnal Register of Historic Places.

¢} Inthe event human remains are encountered during any portion of the project, California state [aw requires that there
shall be no further excavation or disturbance of the site or any nearby area reasonably suspected to overlie adjacent
remains until the coroner of the county has determined manner and cause of death, and the recommendations
concerning the treatment and disposition of the human remains have been made to the person responsible for the
excavation (California Health and Safety Code - Section 7090.5). In this way, any possible disturbance to human

remains will be reduced to less than significant.

PA-1900286 and PA-2000077— Initial Study
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VI. ENERGY.

Would the project:

a) Result In a potentially significant environmental
impact due to wasteful, inefficient, or unnecessary
consumption of energy, or wasteful use of energy

rescurces, during project construction or cperation?

b) Ceonflict with or obstruct a state or local plan for
renewable energy or energy efficiency?

Impact Discussion:

a-b)

; Less Than
Potentially o, =% . Less Than Analyzed
Significant S'gn'ﬁiﬂgaa't‘iﬁ,‘,',‘”th Significant No  InThe
Impact Incorporated Impact Impact Prior EIR

]
L]

[]
L]

X [J [
x [ [

The California Energy Code (also titled The Energy Efficiency Standards for Residential and Non-residential Buildings)

was created by the California Building Standards Commission in response to a legislative mandate to reduce California's
energy consumption. The code’s purpose is to advance the state’s energy policy, develop renewable energy sources
and prepare for energy emergencies. The code includes energy conservation standards applicable to most buildings
througheut California. These requirements will be applicable to the proposed project ensuring that any impact to the
environment due to wasteful, inefficient, or unnecessary consumption of energy will be less than significant and
preventing any conflict with state or local plans for energy efficiency and renewable energy.

PA-1900286 and PA-2000077- Initial Study
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Vil. GEOLOGY AND SOILS.

Would the project:

a) Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or
death inveolving:

[
[]

X

B
&

i) Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priolo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

[X]

ii) Strong seismic ground shaking?

i) Seismic-related ground failure, including
liguefaction?

iv) Landslides?

b) Result in substantial soil erosion or the loss of
topsoil?

X [ XI [X]

c) Be located on a geologic unit or soil that is unstable,
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction
or collapse?

d) Be located on expansive soil and create direct or
indirect risks to life or property?

X]

e) Have soils incapable of adequately supporting the
use of septic tanks or alternative waste water
disposal systems where sewers are not available for
the disposal of waste water?

E B B EEEE H
H B B EEEE E

5 B BEEBE E
B B B HEaZE

E
X

fy Directly or indirectly destroy a unigue
palecntological resource or site or unique geologic
feature?

&
=

E &

&

Impact Discussion:

a) The project will have to comply with the California Building Code (CBC) which includes provisions for soils reports for
grading and foundations as well as design criteria for seismic loading and other geologic hazards based cn fault and
seismic hazard mapping. All recommendations from a soils report must be incorporated into the construction plans.
Therefore, impacts to seismic-related (or cther) landslide hazards will be less than significant.

b) The projectwill not result in substantial soil erosion or the loss of topsoil because the project will require a grading permit
as the site will be paved and landscaped. Therefore, the grading will be done under permit and inspection by the San
Joaguin County Community Development Department’s Building Division. As a result, impacts to soll erosion or loss of
topsoil will be less than significant.

c-d) The project site is relatively flat terrain where landslides have not historically been an issue. A scils report will be required

PA-1900286 and PA-2000077— nitial Study 12
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for grading and foundaticns and all recommendations from a scils report must be incorporated into the construction
plans. Therefore, any risks resulting from being located on an unstable unit will be reduced to less than significant.

g} The projectwill be served by San Joaquin County’s Service Area 15 (CSA15) public sewer system and will not require
an onsite septic tank or altemative wastewater disposal system for the disposal of wastewater.

f) The project area has nct been detemmined to contain significant historic or prehistoric archeclogical artifacts that could

be disturbed by project construction, therefore, damage to unique paleontological resources or sites or geclogic features
is anticipated to be less than significant.
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Vill. GREENHOUSE GAS EMISSIONS.

Would the project:

a} Generate greenhouse gas emissions, either directly or
indirectly, that may have a significant impact on the
environment?

b} Conflict with an applicable plan, policy or regulation
adopted for the purpose of reducing the emissions of
greenhouse gases?

Impact Discussion:

Less Than

Potentially . -5 E Less Than Analyzed
Significant S‘Qﬁ:{;gggﬁ,‘,’:‘*" Significant No  InThe
Impact Incorporated Impact Impact Prior EIR

L] L]
L] []

x O
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a-b)

Emissions of GHGs contributing to global climate change are attributable in large part to human activities associated
with the industrial/manufacturing, utilty, transportation, residential, and agricultural sectors. Therefore, the cumulative
global emissions of GHGs contributing to global climate change can be attributed to every nation, region, and city, and
virtually every individual on earth. An individual project's GHG emissions are at a micro-scale level relative to global
emissions and effects to global climate change; however, an individual project could result in a cumulatively
considerable incremental contribution to a significant cumulative macro-scale impact. As such, impacts related to
emissions of GHG are inherently considered cumulative impacts.

Implementation of the proposed project would cumulatively contribute to increases of GHG emissions. Estimated GHG
emissions attributable to future development would be primarily associated with increases of carbon dioxide {CO:z) and,
to a lesser extent, other GHG pollutants, such as methane {CHa} and nitrous oxide {N:0} associated with area sources,
mobile sources or vehicles, utilities (electricity and natural gas), water usage, wastewater generation, and the generation
of solid waste. The primary source of GHG emissions for the project would be mobile source emissions. The common
unit of measurement for GHG is expressed in terms of annual metric tons of CO2 equivalents {(MTCOzelyr).

As noted previously, the proposed project will be subject to the rules and regulations of the SJVAPCD. The SJIVAPCD
has adopted the Guidance for Valley Land- use Agencies in Addressing GHG Emission Impacts for New Projects under
CEQA and the District Policy — Addressing GHG Emission Impacts for Stationary Source Projects Under CEQA When
Serving as the Lead Agency.T1 The guidance and policy rely on the use of performance-based standards, otherwise
known as Best Performance Standards (BPS) to assess significance of project specific greenhouse gas emissions on
global climate change during the environmental review process, as required by CEQA. To be determined to have a
less-than-significant individual and cumulative impact with regard to GHG emissions, projects must include BPS
sufficient to reduce GHG emissions by 29 percent when compared to Business As Usual (BAU} GHG emissions. Per
the SJVAPCD, BAU is defined as projected emissions for the 2002-2004 baseline period. Projects which do notachieve
a 29 percent reduction from BAU levels with BPS alone are required to quantify additional project-specific reductions
demonstrating a combined reduction of 29 percent. Potential mitigation measures may include, but not limited to: on-
site renewable energy {e.g. solar photovoltaic systems}, electric vehicle charging stations, the use of alternative-fueled
vehicles, exceeding Title 24 energy efficiency standards, the installation of energy-efficient lighting and control systems,
the installation of energy-efficient mechanical systems, the installation of drought-tolerant landscaning, efficient irrigation
systems, and the use of low-flow plumbing fixtures.

1t should be noted that neither the SUVAPCD nor the County provide project-level thresholds for construction-related
GHG emissions. Construction GHG emissions are a one-time release and are, therefore, not typically expected to
generate a significant contribution to globalclimate change. As such, the analysis herein is limited to discussion of long-
term operational GHG emissions.

11 San Joaguin Valley Air Pollution Control District. Guidance for Valley Land-use Agencies in Addressing GHG Emission
impacts for New Projects under CEQA. December 17, 2009.5an Joaguin Valley Air Pollution Control District, Disfrict
Policy Addressing GHG Emission impacis for Stationary Source Projects Under CEQA When Serving as the Lead

Agency. December 17, 2009,
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IX. HAZARDS AND HAZARDOUS MATERIALS.

Would the project:

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

X]

b} Create a significant hazard to the public or the
environment through reascnably foreseeable upset
and accident conditions involving the release of D
hazardous materials into the environment?

c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed D
school?

X
I I I
E E [

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

O O O O
X]

=

[C]

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

f)  Impair implementation of or physically interfere with
an adopted emergency response plan or emergency
evacuation plan? D D D D

g) Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury or death
involving wildland fires, including where wildlands
are adjacent to urbanized areas or where residences D D D D
are intermixed with wildlands?

Impact Discussion:

a-c) The proposed project includes a semi-trailer leasing and selling facility. The nearest school is 1.4 miles from the
proposed project site. Hazardous materials such as are used for the repair and maintenance of semi-trailers, which
consists mostly of brake repair, tire replacement, and electrical system maintenance, will be used and stored on site.
The San Joaquin County Envircnmental Health Department {EHD) requires the ownerfoperator to report to the
California Environmental Reporting System {CERS}) before any hazardous materials/waste can be stored or used
onsite. The existing regulatory framework for the transport and use of any hazardous materials will ensure any impact
is less than significant.

d) The project site is not listed as a hazardous materials site on the California Department of Toxic Substances Control
EnviroStor database map, compiled pursuant to Government Code 85982.5 and, therefore, will not result in creating a
significant hazard to the public or the environment.

e) The project site is not located within an airport land use plan nor within two miles of a public airport, therefore, impacts
from the project on an airport are expected to be less than significant.
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f) Theproject site is twenty {20) acres in size and Is currently undeveloped. The project, a semi-trailer leasing and selling
facility, will have approximately four (4) to six (6) employees and 15 to 25 trailer trips per day. The site plan depicts the
driveway on the south side of the site, at the terminus of Wilcox Road, off of Waterloo Road. Any roadway improvements
raguired by the Departmeant of Public Works will be conditions of approval for the project. Therefore, the project’s impact
on emergency plans is expected to be less than significant.

g) Pursuant to the California Building code reguirement, the project structure will have fire sprinklers installed inside the

structure for safety. Implementation of this safety standard will result in any impact to people or structures from wildland
fires being less than significant.
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X. HYDROLOGY AND WATER QUALITY.

Would the project:

a) Violate any water quality standards or waste
discharge requirements or ctherwise substantially
degrade surface or ground water quality?

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

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

i) resultin substantial erosion or siltation on- or off-
site;

i) substantially increase the rate or amount of
surface runoff in a manner which would result in
flooding on- or off-site;

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

iv) impede or redirect flood flows?

d) In floed hazard, tsunami, or seiche zones, risk
release of pollutants due to project inundation?

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

Impact Discussion:
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a-b) The proposed project includes a semi-trailer leasing and selling facility. The project site is in water district and sewer
district CSA15 (County Service Area 15) and will receive water service and sewer service through public systems,
therefore, no impact on surface and ground water is anticipated.

¢) The proposed project includes a semi-trailer leasing and selling facility. The project site is in storm district CSA15
(County Service Area 15) and will receive storm drainage through a public system, therefore, storm drainage impact
from the project is anticipated to be less than significant.

d-e) The project site is not in & tsunami or seiche zone. The site is located in an ‘x(500) flood designation area, which is
defined as areas of 0.2% annual chance (500-year) flood. Therefore, the risk of release of pollutants due to inundation
is less than significant. The project itself, a semi-trailer leasing and selling facility, if approved, will have to comply with
Development Title Section 9-1605 regarding floed hazards.
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Xl. LAND USE AND PLANNING.

Would the project:

Less Than

Potentially . -=% . Less Than Analyzed
Significant s'gn?‘ﬂ'i;aa?ito";'th Significant No  InThe
Impact Incorporated Impact Impact Prior EIR

a)

b)

Physically divide an established community?

]
L]

L]
il

Cause a significant environmental impact due tc a
conflict with any land use plan, policy, cr regulaticn
adopted for the purpose of avoiding or mitigating an
environmental effect?

HE
B =

x| [X]

Impact Discussion:

a)

0

This proposed prgject includes a Specific Plan to amend the Wilcox Read Specific Plan. The Wilcox Road Specific Plan
established exact locations and width and reserved future public right-of-way for Wilcox Road. The censtruction of any
improvements that are not rcad-related in the planned right-of-way is nct permitted. The proposed amendment would
remove from the Wilcox Road Specific Plan the section of Wilcox Road (undeveloped) that laterally bisects the proposed
project site for a semi-trailer leasing and selliing facility. Amending the rcad plan would not divide an established
community as the road plan is a paper road and nc arrangements to construct that section of road are planned.

The proposed project also includes a semi-trailer leasing and selling facility located on a site that is adjacent to existing
commercial and industrial uses to the west and south. To the east and north of the site, on Cherokee Road, is an
established residential area. The site plan proposes locating the site access at the south end of the parcel, off of
Waterloe Read, through the existing commercial area to lessen any traffic impact on the residential neighberhood.

Additionally, Development Title Section 9-1022.4 requires commercial projects that abut a residential zone to be
screened using a solid masonry wall six to seven feet in height erected along the abutting property line. Additicnally,
Development Title Section 9-410.5(b){(1){2) requires that side and rear yards of lots within the commercial zones must
be increased to a minimum of twenty (20) feet when abutting property that is developed with conforming residential
uses. Therefore, the project will be conditicned to require a solid masonry wall six to seven feet in height aleng the
eastern property line and a side yard setback on the eastern property line of twenty (20) feet.

This proeposed project includes a semi-trailer leasing and selling facility. The project parcel is zoned General Commercial
(C-G) and the project use type, Truck Sales and Services - Sales, may be conditionally permitted in the C-G zone with
an approved Site Approval application. The proposed project is consistent with all land use policies and regulations cf the
County Development Code and 2035 General Plan, therefore, the project's impact on the envircnment due to land use
conflict is expected to be less than significant.
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XI.. MINERAL RESOURCES.

Would the project:

a) Result in the loss of availability of a known_mineral
resource that would be of value to the region and the

residents of the state?

b) Resultinthe loss of availability of a locally- important
mineral resource reccvery site delineated on a local

general plan, specific plan or other land use plan?

Impact Discussion:

a-b) The proposed project includes a semi-trailer leasing and selling facility. The project site does net contain minerals of
significance or known mineral resources. San Joaguin County applies a mineral resource zone (MRZ) designation to
land that meets the significant mineral depcsits definition by the State Division of Mines and Geclogy. The project site
in Stockton has been classified as MRZ-1. The San Joaguin County General Plan 2035 Volume [, Chapter 10-Mineral
Resources, Table 10-7, defines MRZ-1 as "Areas where adequate information indicates that no significant mineral
deposits are present, or where it is judged that little likelihood exists for their presence.” Therefore, the project will have
a less than significant impact on loss of mineral resources cr mineral resource recovery sites within the region and in

the Stockton community.

PA-1900286 and PA-2000077— Initial Study
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Xlll. NOISE.

Would the project result in:

a)

c)

Generation of a substantial temporary or pemanent
increase in ambient noise levels in the vicinity of the
project In excess of standards established in the
local general plan or noise ordinance, or applicable
standards of other agencies?

Generation of excessive groundborne vibration or
groundborne noise levels?

For a project within the vicinity of a private airstrip or
an airport land use plan, or where such a plan has
not been adopted, within two miles of a public airport
or public use airport, would the project expose
people residing or working in the project area to
excessive noise levels?

Impact Discussion:

a)

b}

c)

The project site is located 1,200 feet east of State Route 99 and is adjacent to commercially, industrially, and
residentially zoned properties. The nearest residence is located adjacent to the eastern property line of the project site.
Development Title Section §-1025 9 lists the Residential use type as a noise sensitive land use. To reduce any possible
increase in ambient noise levels to noise sensitive residential properties, Development Title Section 8-1022.4 requires
commercial projects that abut a residential zone to be screened using a solid masonry wall six to seven feet in height
erected along the abutting property line. Additionally, Development Title Section 9-410.5{(b}1}(2) requires that side and
rear yards of lots within the commercial zones must be increased to a mimmum of twenty (20) feet when abutting
property that is developed with conforming residential uses. Therefore, the project will be conditioned to require a solid
masonry wall six to seven feet in height along the eastern property line and a side yard setback on the eastern property
line of twenty {20} feet.

Development Title Section Table §-1025.8 Part |l states that the maximum sound level for stationary noise sources
during the daytime is 70 dB and 65dB for nighttime. This applies to outdoor activity areas of the receiving use, or applies
at the lot line if no activity area is known. Therefore, with the separation created with the required masonry wall, the 20
foot side yard setback from the residential properties, as well as the maximum sound level which to which the project
will be required to comply, any possible increase in ambient noise levels in the vicinity of the project are expected to be
less than significant.

The project does not include any operations that would result in excessive ground-bome vibration levels or other noise
levels therefore, the project is not expected to have a significant impact on vibration or other noise levels.

The project site is approximately six (8) miles from the nearest airport. Any impacts resulting from proximity to an airport
are expected to be less than significant,

PA-1900286 and PA-2000077— Initial Study
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XIV. POPULATION AND HOUSING.

Would the project:

a) Induce substantial unplanned population growth in
an area, either directly (for example, by proposing
new homes and businesses) or indirectly (for
example, through extension of roads or other
infrastructure)?

b) Displace substantial numbers of existing people or
housing, necessitating the construction of
replacement housing elsewhere?

Impact Discussion:

a-b) The proposed project will not induce substantial population growth in the area either directly or indirectly because the
project site is in a commercial zone. The proposed project would not displace substantial numbers of people or existing
housing, necessitating the construction of replacemeant housing elsewhere because the project site is currently vacant
and the zoning will remain the same if the project is approved. Additionally, the proposed project will employ a maximum
of six people which will not create a significant demand for housing. Therefore, the project’s impact on population and

nhousing is expected to be less than significant.

PA-12002386 and PA-2000077— Initial Study
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XV. PUBLIC SERVICES.

a} Would the project resultin substantial adverse physical
impacts associated with the provision of new or
physically altered governmental facilities, need for new
or physically altered governmental facilities, the
construction of which could cause significant
envirenmental impacts, in order to maintain acceptable
service ratios, response times or other performance
objectives for any of the public services:

Fire protection?
Police protection?
Schools?

Parks?

Other public facilities?

[
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Impact Discussion:

a} The proposed project includes a semi-trailer leasing and selling facility with a proposed 8,538 square foot building. The
project site is located in the Waterloo Morada Fire District and is in the Linden Unified School District. Both agencies
were provided with the project proposal and invited to respond with any concerns or conditions. Responses were not
received from either agency. The project site is served by the San Joaguin County Sheriff's Office. The office was
provided with the project proposal and invited to respond with any concerns or conditions. A response was not received
from that office. As proposed, the project’s impact on public services is expected to be less than significant.
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XVI. RECREATION.

a} Would the project increase the use of existing
neightorhood and regional parks or other recreational

facilities such that substantial physical deterioration of the D D D D

facility would occur or be accelerated?

b} Does the project include recreational facilities or
require the construction or expansion of recreational

facilities which might have an adverse physical effect on E D D E

the environment?
Impact Discussion:

a-b} The proposed project will not increase the use of existing neighborhood and regional parks or other recreational facilities
such that substantial physical deterioration of the facility would occur or be accelerated, because the project will not
generate any new residential units and the impacts to parks generated by the employees of this project will be minimal.
This project does not include recreational facilities or require the construction or expansion of recreational facilities,
which might have an adverse physical effect on the environment, because the type of project proposed, a semi-trailer
leasing and selling facility, will not result in an increased demand for recreational facilities. Therefore, the project's
impact on recreation facilities will be less than significant.
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XVII. TRANSPORTATION.

Would the project:

a} Conflict with a program plan, ordinance, or policy
addressing the circulation system, including transit,
roadways, bicycle, and pedestrian facilities?

X

by Would the project conflict or be inconsistent with CEQA
Guidelines section 15084.3, subdivision (b}?

c} Substantially increase hazards due to a geometric design
feature {e.g., sharp curves cr dangerous intersections} or
incompatible uses {e.g., farm equipment;?

X
I I I
0 O O

d} Result in inadequate emergency access?

L1 O O O
0 O O O
x] X
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a} The proposed project will not conflict with a program plan, crdinance, or policy addressing the circulation system,
including transit, roadways, etc., because the conditions of approval include conditions to mitigate any conflict. The
proposed trailer rental facility is located at the terminus of a developed portion of Wilcox Road, with the proposed
driveway cn the south side of the property, from Waterloo Road, and will operate eleven (11} hours per day, five {5}
days a week, with a maximum of six {8) employees per shift. A referral was sent to the San Joaquin County Department
of Public Works cn December 20, 2019. The Department's response letter, dated February 24, 2020, did nct list a
requirement for a Traffic Impact Study, therefore, the traffic impacts at this location are expected to be less than
significant.

Impact Discussion:

by NiA

¢} The proposed project includes a Specific Plan to amend the Wilcox Road Specific Plan. If the amendment is approved,
the Department of Public Works will require the applicant to construct a turnaround for trucks at the current terminus of
Wilcox Road at the south end of the project site to mitigate for the loss of the planned theroughfare. Additionally, the
parcel for the proposed project is zoned General Commercial {C-G) and the proposed project, a semi-trailer leasing and
selling facility, can be conditionally permitted in the C-G zone with an approved Site Approval. Therefore, the project is
not expected to increase hazards due to an incompatible use.

d} The proposed project includes a Specific Plan to amend the Wilcox Road Specific Plan. The proposed amendment
would remeve from the Wilcox Road Specific Plan the section of Wilcox Road {(undeveloped) that laterally bisects the
proposed project site for a semi-trailer leasing and selling facility and prevents full development of that site. The effect
of removing this portion of Wilcox Road from the Specific Plan will not result in inadequate emergency access as the
read is not constructed and the proposed project site is accessed from the south.

The proposed project has adequate emergency access from N. Wilcox Road north of E. Waterloo Road. The
Department of Public Works, in its conditions, requires that the driveway approach be improved in accordance with the
requirements of San Joagquin County Improvement Standards Drawing No. 13 [including return radii to accommodate
truck-trailer movements for trucks exiting the site so as not to encroach on opposing lanes of traffic). Pursuant to
Development Title Section 9-1015.5(h}{1), access driveways shall have a width of no less than twenty-five (25) feet for
two-way aisles and sixteen {18} feet for one-way aisles, except that in no case shall driveways designated as fire
department access be less than twenty (20} feet wide. With these required improvements, the project's impact on
emergency access is expacted to be less than significant.
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XVIIl. TRIBAL CULTURAL RESOURCES.

a) Woeuld the project cause a substantial adverse
change in the significance of a tribal cultural
resource, defined in Public Resources Code section
21074 as either a site, feature, place, cultural
landscape that is geographically defined in terms of
the size and scope cf the landscape, sacred place,
or object with cultural value to a California Native
American tribe, and that is:

iy Listed or eligible for listing in the California

Register of Historical Resources, or in a local
register of historical resources as defined in D D D D

Public Resources Code section 5020.1(k}, or

i) A resource determined by the lead agency, in its
discretion and supported by substantial
evidence, to be significant pursuant to criteria set
forth in subdivision {c) of Public Resources Code
Secticn 5024 1. In applying the criteria set forth
in subdivision (c) of Public Resource Code D D ’E D D
Section 5024.1, the lead agency shall consider
the significance cof the resource to a California
Native American tribe.

Impact Discussion:

a) This project site is located in the urban community of Stockton, one (1) mile south of the Calaveras River, in a
developed area. The project is a semi-trailer rental and sales facility that includes an 8,539 square foot building.
Referrals were sent December 20, 2019 to the California Tribal TANF Partnership, the California Native American
Heritage Commissicn, the California Valley Miwck Tribe, the North Valley Yokuts Tribe, and the United Auburn Indian
Community. No respeonses cor requests for consult were received as a result of the referral, therefore any possible
disruption to a potential site is expected to be less than significant.
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XIX. UTILITIES AND SERVICE SYSTEMS.

Would the project:

a) Require or result in the relocaticn or censtruction of
new or expanded water, wastewater treatment, or

storm water drainage, electric power, natural gas, or

telecommunications facilities, the construction or D D @ D D
relocation of which could cause significant

envircnmental effects?

b) Have sufficient water supplies available to serve the

project and reasonably foreseeable  future
development during normal, dry and multiple dry D D M D D
years? T

c¢) Result in a determination by the wastewater
treatment provider which serves or may serve the

project that it has adequate capacity to serve the
project’s projected demand in addition to the D D D D
provider's existing commitments?

d) Generate solid waste in excess of State or local

standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of D D D D

solid waste reduction goals?

g) Comply with federal, state, and local management

and reduction statutes and regulations related to
solid waste? D D D D

Impact Discussion:

a) The proposed project is a semi-trailer rental and sales facility, located in a developed area in the urban community of
Stockton, that includes construction of an 8 539 square foot building. The project site is located in San Joaquin County’s
Service Area 15 and will receive sewer service and storm drainage through this public system. The parcel will receive
water from the California Water Service. The applicant has provided will serve letters from both utility providers
confirming that water, sewer service, and storm drainage will be provided to the project. Therefore, the project will be
served by existing services and will not require new facilities.

b} The project will be served by a public water system. The applicant has provided a will serve letter from the California
Water Service Company (CalVWater) confirming that CalVWater will be able to provide water service to the project.

¢) The project will be served by a public sewer system. The applicant has provided a will serve letter from the San Joaquin
County Department of Public YWorks confirming that the County will be able to provide sewer service to the project
through County Service Area 15.

d-e) The projectincludes a semi-trailer leasing and selling facility, located in a developed area in Stockton. As proposed, the

project is not anticipated to generate solid waste in excess of State and local standards and will be able to comply with
all regulations related to solid waste.
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XX. WILDFIRE.

If located in or near state responsibility areas or lands
classified as very high fire hazard severity zones, would
the project:

a) Substantially impair an adopted emergency
response plan or emergency evacuation plan? |:| D

X!
[]
]

b} Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose
project occupants to pollutant concentrations from a |:| D
wildfire or the uncontrolled spread of a wildfire?

]
[]
]

¢} Require the installation or maintenance of
associated infrastructure (such as roads, fuel

breaks, emergency water sources, power lines or

other utilities} that may exacerbate fire risk or that D D D D
may result in temporary or ongoing impacts to the

environment?

d} Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope I:' D D D
instability, or drainage changes?
Impact Discussion:
a-d} The project location is in the urban community of Stockton, CA, which is not identified as a Community at Risk from
Wildfire by Cal Fire's “Fire Risk Assessment Program”. Communities at Risk from Wildfire are those places within 1.5

miles of areas of High or Very High wildfire threat as determined from COF-FRAP fuels and hazard data. Therefore, the
impact of wildfires on the project are expected to be less than significant.
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XXI. MANDATORY FINDINGS OF SIGNIFICANCE.

a) Does the project have the potential to substantially
degrade the quality of the environment, substantially
reduce the habitat of a fish or wildlife species, cause a
fish or wildliife population fo drop below self-sustaining
levels, threaten to eliminate a plant or animal community,
substantially reduce the number or restrict the range of
a rare or endangered plant or anima! or eliminate
important examples of the major periods of California
history or prehistory?

p) Does the project have impacts that are individually
limited, but cumulatively considerable? {"Cumulatively
considerable” means that the incremental effects of a
project are considerable when viewed in connection with
the effects of past projects, the effects of other current
projects, and the effects of probable future projects)?

¢) Does the project have environmenta! effects which will
cause substantial adverse effects on human beings,
either directly or indirectly?

Impact Discussion:

Less Than

Potentially o, —=% g Less Than Analyzed
Significant S‘%.‘,‘.;{;;ggﬁ,;“““ Significant No  In The
Impact Incorporated Impact [mpact Prior EIR
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a-c) Review of this project has not indicated any features which might significantly impact the environmenta! quality of the
site and/or sumrounding area. Mitigation measures have been identified in areas where a potentially significant impact
has been identified and these measures have reduced these impacts to a less than significant level.
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FINDING FOR A SPECIFIC PLAN AMENDMENT

1. The Specific Plan or Specific Plan Amendment is consistent with the General Plan any applicable
Master Plan and Public Financing Plan.

® This finding can be made because the proposed amendments will not affect existing roads
or highways. Removing a section of Wilcox Road will not prevent traffic from traveling
between State Route 26 and 88 as there are two alternative routes within 0.5 miles of the
planned location.
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FINDINGS FOR SITE APPROVAL

1. The proposed use is consistent with the goals, policies, standards, and maps of the General Plan, any
applicable Master Plan, Specific Plan, and Special Purpose Plan, and any other applicable plan
adopted by the County.

¢ This finding can be made because the Truck Sales and Services - Sales use type may be
conditionally permitted in the C-G (General Commercial) zone with an approved Site
Approval application. The project site has a General Plan designation of C/G (General
Commercial), and the C-G zone is an implementing zone for this designation. The proposed
trailer rentals and sales operation is consistent with the goals, policies, standards and maps
of the General Plan. There is a Specific Plan, the Wilcox Road Specific Plan, with which the
project will be consistent provided that the Specific Plan proposal to amend the Wilcox Road
Specific Plan, is approved.

2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other necessary
facilities have been provided, and the proposed improvements are properly related to existing and
proposed roadways.

e This finding can be made because adequate utilities, sanitation, drainage, and other
necessary facilities will be provided and the proposed improvements are properly related to
existing and proposed streets. If approved, a turnaround for trucks will be provided at the
terminus of Wilcox Road at the south end of the property. The project site will be served by
public water and sewer, and an on-site storm drainage pond.

3. The site is physically suitable for the type of development and for the intensity of development.

¢ This finding can be made because the property is 20 acres and of adequate size and shape
to accommodate the proposed use and all yards, building coverage, setbacks, parking areas
and other requirements of the Development Title.

4. Issuance of the permit will not be significantly detrimental to the public health, safety, or welfare, or be
injurious to the property or improvements of adjacent properties.

e This finding can be made because an Initial Study prepared for this project found no
potentially significant environmental impacts that could not be reduced to a less than
significant level with mitigation.

5. The use is compatible with adjoining land uses.

e This finding can be made because the proposed use will not interfere with nor alter the
current land uses on adjacent properties. The adjacent parcels to the east are residential.
This project will be conditioned to provide a solid masonry wall between the project parcel
and the adjacent residential parcels. Other adjacent parcels are zoned commercial and
industrial. The proposed use may be conditionally permitted in the C-G (General
Commercial) zone subject to an approved Site Approval application.

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA) 5
Findings for Specific Plan Amendment and Site Approval



This page intentionally left blank.

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
Findings for Specific Plan Amendment and Site Approval



Community Development Department

Planning - Building - Neighborhood Preservation

Attachment E

Conditions of Approval

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA) 1



This page intentionally left blank.

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA)
Conditions of Approval



CONDITIONS OF APPROVAL

PA-1900286
LBJ2, LLC/XTRA LEASELLC

Site Approval No. PA-1900286 was approved by the Planning Commission on . The effective date of
approval is . This approval will expire on , which is 18 months from the effective date of approval,
unless (1) all Conditions of Approval have been complied with, (2) all necessary building permits have
been issued and remain in force, and (3) all necessary permits from other agencies have been issued
and remain in force.

Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be fulfilled
prior to the establishment of the use and the issuance of any building permits. Those Conditions
followed by a Section Number have been identified as ordinance requirements pertinent to this
application. Ordinance requirements cannot be modified, and other ordinance requirements may

apply.
1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121)

a. BUILDING PERMIT: Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT". The Site Plan
required as a part of the building permit must be prepared by a registered civil engineer or licensed
architect. This Plan must show drainage, driveway access details including gates, on-site parking,
landscaping, signs, existing and proposed utility services, and grading (refer to the "SITE PLAN
CHECK LIST" for details). Foundation and soils investigation shall be conducted in conformance with
Chapter 18 of the California Building Code at the time of permit application. A fee is required for the
Site Plan review. (Development Title Section 9-884)

b. APPROVED USE: This approval is for the leasing and sales of semi-truck trailers to include the
construction of a 9,281-square-foot building for truck maintenance and office and parking for 622
trailers as shown on the Site Plan dated June 18, 2020. Maintenance is for fleet vehicles only. (Use
Type: Truck Sales and Services - Sales)

c. CAPITAL FACILITY FEE: This project may be subject to the Capital Facility Fee. If the Capital Facility
Fee is applicable, the County shall collect the fees before the issuance of any building permits.
(Development Title Section 9-1245.2)

d. PARKING: Off-street parking shall be provided and comply with the following:

1. All parking spaces, driveways, and maneuvering areas shall be surfaced and permanently
maintained with asphalt concrete or Portland cement concrete to provide a durable, dust free
surface. Bumper guards shall be provided when necessary to protect adjacent structures or
properties. Aggregate base may be used for trailer storage areas. (Development Title Section
9-1015.5[e))

2. A minimum of 21 vehicle parking spaces shall be provided. (2 spaces per 1,000 building
square-feet; 0.67 spaces per employee) (Development Title Section 9-1015.3)

3. Each parking stall shall be an unobstructed rectangle, minimum 9 feet wide and 20 feet long.
(Development Title Section 9-1015.5[b])

4. Parking spaces for persons with a disability shall be provided as required by Chapters 11A and
11B of the California Building Code.

e. ACCESS AND CIRCULATION: The following requirements apply and shall be shown on the Site
Plan:

1. Access driveways shall have a width of no less than 25 feet for two-way aisles and 16 feet for one-
way aisles, except that in no case shall driveways designated as fire department access be less
than 20 feet wide. (Development Title Section 9-1015.5[h][1])
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f.  LIGHTING: Lighting shall be provided and comply with the following:

1.

If the parking area is to be used at night, parking lot lighting shall be installed. (Development Title
Section 9-1015.5[g])

Any lighting shall be designed to confine direct rays to the premises. No spillover beyond the
property lines shall be permitted except onto public thoroughfares, provided, however, that such
light shall not cause a hazard to motorists. (Development Title Section 9-1015.5[g][4])

g. LANDSCAPING: Landscaping shall be provided and comply with the following:

1.

All areas not used for buildings, parking, driveways, walkways, approved outdoor storage areas,
or other permanent facilities shall be landscaped. A minimum 10 foot wide landscaped strip,
respecting the ultimate right-of-way width of Wilcox Road, shall be installed across the frontage of
the project site. The strip shall be continuous except where crossed by driveways and walkways.
(Development Title Section 9-1020.7[a])

This project will be required to comply with the Model Water Efficient Landscape Ordinance
Requirement per California Code of Regulations, Title 23, Division 2, Chapter 2.7.

h. SCREENING: Screening shall be provided and comply with the following:

1.

A solid masonry wall 6 to 7 feet in height shall be erected along the eastern property line which
abuts a residential zone. (Development Title Section 1022.4[d][1])

All storage materials and related activities, including storage areas for trash, shall be enclosed by
a screen 6 to 7 feet in height. Outside storage is not permitted in front yards, street side yards, or
in front of main buildings. (Development Title Section 9-1022.4[d][2])

i. SIGNS: Sign details shall be consistent with Chapter 9-1710 of the Development Title and be included
on the Site Plan. All portions of any sign shall be set back a minimum of 5 feet from any future right-
of-way line, including any corner cut-off (snipe). (Development Title Section 9-1710.2[g])

j-  FIRE PREVENTION BUREAU: The following California Fire Code (CFC) requirements will be
applicable to the proposed project. The following conditions shall be addressed prior to submittal of a
building permit application to the Building Inspection Division.

1.

CFC 507 Fire Protection Water Supply - Fire flow and hydrants shall be provided for the proposed
project by the use of: CFC Appendix B.

If Fire Protection Systems are required they shall be installed according to the CFC, Chapter 9
and the appropriate standards and guides adopted in Chapter 35 of the California Building Code
and the California Electrical Code.

CFC, Section 503 Fire Apparatus Access Roads - Shall be provided as required by this section.
503.1.2-A secondary access may be required.

CFC, Section 906 Portable Fire Extinguishers — Provide portable fire extinguishers as required by
this section.

CFC, Section 506 Key Box - A Knox® Box shall be installed according to the local fire
department’s instructions. Make application for the key box at the fire district having jurisdiction of
this project. If there is an electronically controlled access gate at this site a Knox® key switch will
also be required.

CFC, Section 5001.3.3.1 Properties of Hazardous Materials — A complete list of hazardous
materials used, stored, or planned for use/storage at this site shall be provided.
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7.

8.

A complete review, at building permit submittal, will require compliance with applicable codes
and ordinances.

CFC, Section 105 Permits: Operational Permit(s) may be required prior to occupancy.

k. BUILDING CODE: The following California Building Code (CBC) and San Joaquin County Ordinance
requirements will be applicable to the proposed project. The following conditions shall be addressed
prior to submittal of a building permit application to the Building Inspection Division:

1.

A building permit for each separate structure or building is required. Submit plans,
Specifications and supporting calculations, prepared by a Registered Design Professional
(architect or engineer) for each structure or building, showing compliance with The 2016
California Building, Existing Building, Mechanical, Plumbing, Electrical, Energy and Fire codes
as may be applicable. Plans for the different buildings or structures may be combined into a
single set of construction documents.

A grading permit will be required for this project. Submit plans and grading calculations,
including a statement of the estimated quantities of excavation and fill, prepared by a
Registered Design Professional. The grading plan shall show the existing grade and finished
grade in contour intervals of sufficient clarity to indicate the nature and extent of the work and
show in detail that it complies with the requirements of the code. The plans shall show the
existing grade on adjoining properties in sufficient detail to identify how grade changes will
conform to the requirements of the code.

The required plans must be complete at the time of submittal for a building permit. Plans must
address building design and construction, fire and life safety requirements, accessibility and
show compliance with the current California codes and San Joaquin County ordinances. A
complete set of plans must include fire sprinkler plans, truss design submittals, metal building
shop drawings, structural plans and calculations, plumbing, electrical and mechanical drawings
and energy report.

A soils report is required pursuant to CBC § 1803 for foundations and CBC appendix § J104
for grading. All recommendations of the Soils Report shall be incorporated into the construction
drawings.

For each proposed new building, provide the following information on the plans:

Description of proposed use

Existing and proposed occupancy Groups
Type of construction

Sprinklers (Yes or No)

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC
Occupant load based on the CPC

c-IeTMmMUOW>

If high piled combustible storage is to be used in a building, an automatic fire sprinkler system
will be required.

Accessible routes shall be provided per CBC § 11B-206. At least 1 accessible route shall be
provided within the site from accessible parking spaces and accessible passenger loading
zones; public streets and sidewalks; and public transportation stops to the accessible building
or facility entrance they serve. Where more than one route is provided, all routes must be
accessible. §11B-206.2.4

At least 1 accessible route shall connect accessible buildings, accessible facilities, accessible
elements and accessible spaces that are on the same site. §11B-206.2.2
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9. At least 1 accessible route shall connect accessible building or facility entrances with all
accessible spaces and elements within the building or facility, including mezzanines, which are
otherwise connected by a circulation path. §11B-206.2.4

10. Parking spaces will be required to accommodate persons with disabilities in compliance with
Chapter 11B of the California Building Code. Note that accessible parking spaces are required
for each phase of the project. These parking space(s) shall be located as close as possible to
the primary entrance to the building.

11. Adequate sanitary facilities shall be provided for the facility, per the requirements of Chapter 4
of the California Plumbing Code.

12. Pursuant to Section 422.4 of the California Plumbing Code, toilet facilities shall be accessible
to employees at all ties, should not be more than 500 feet from where employees are regularly
employed, and accessible by not more than 1 flight of stairs. The plans shall indicated the
location of the toilet facilities and the travel distance from work areas.

13. This project will be required to comply with the Model Water Efficiency Landscape Ordinance
requirements of the California Code of regulations, Title 22, Division 2, Chapter 2.7

2. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000)

a.

An encroachment permit shall be required for all work within road right-of-way. (Note: Driveway
encroachment permits are for flatwork only — all vertical features, including but not limited to fences,
walls, private light standards, rocks, landscaping and cobbles are not allowed in the right-of-way.)
(Development Title Sections 9-1145.4 and 9-1145.5)

Prior to issuance of the occupancy permit, the driveway approach shall be improved in accordance
with the requirements of San Joaquin County Improvement Standards Drawing No. R-13.
(Development Title Section 9-1145.5)

Upon approval of the Wilcox Road Specific Plan Amendment, the following improvements shall be
made:

1. A turnaround for trucks shall be provided at the terminus of Wilcox Road at the south end of
the property.

The Water Supply Facilities Impact Mitigation Fee shall be required for this development. The fee
is due and payable prior to issuance of the building permit. The fee will be based on the current
schedule at the time of payment. (Development Title Section 9-818.4 and Resolutions R-91-327,
R-94-185 and R-97-5

The Traffic Impact Mitigation Fee shall be required for this application. The fee is due and payable
at the time of building permit application. The fee shall be automatically adjusted July 1 of each
year by the Engineering Construction Cost Index as published by the Engineering News Record.
(Resolution R-00-433)

The Regional Transportation Impact Fee shall be required for this application. The fee is due and
payable at the time of building permit application. The fee will be based on the current schedule at
the time of payment. (Resolution R-06-38)

Applicant shall obtain approval from the Department of Public Works and Caltrans for STAA
terminal and STAA route designations of proposed facility. Contact the Traffic Engineering Division
of the Department of Public Works (209-468-3707) for designation process.

A copy of the Final Site Plan shall be submitted prior to release of building permit.

The developer shall provide drainage facilities in accordance with the San Joaquin County
Development Standards. Retention basins shall be fenced with 6 foot high chain link fence or equal
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when the maximum design depth is 18 inches or more. Required retention basin capacity shall be
calculated and submitted along with a drainage plan for review and approval, prior to release of
building permit. (Development Title Section 9-1135)

This project falls within the definition of a Regulated Project as defined in either the County Post-
Construction Standards Manual or the County Phase | National Pollutant Discharge Elimination
System (NPDES) permit and shall comply with the following conditions:

1. Aregistered professional engineer shall design a system or combination of systems to treat, filter
or infiltrate the 85th percentile storm as defined in the County’s Post-Construction 2009
SWQCCP. The system design shall follow standards as outlined in the 2009 Storm Water
Quality Control Criteria Plan and comply with the conditions of the County Phase | NPDES
permit. Plans and/or calculations of the proposed system shall be submitted to the County for
review and approval prior to clearance for plan check.

2. All Priority New Development and Significant Redevelopment Projects must meet the
volume reduction requirement outlined in the County’s SWQCCP.

3. Applicant shall submit a “Storm Water Pollution Prevention Plan” (SWPPP) to Public Works
for review. A SWPPP preparation guide is available at the Department of Public Works. A
copy of the approved SWPPP and all required records, updates, test results and inspection
reports shall be maintained on the construction site and be available for review upon request.
The post construction chapter of the SWPPP must identify expected pollutants and how they
will be prevented from entering the storm system. The chapter shall also contain a
maintenance plan, a spill plan, and a training plan for all employees on proper use, handling
and disposal of potential pollutants.

4. Owner shall be responsible for providing the County with an annual report of operation and
maintenance of any system. The property owner shall also be responsible for the payment
to the County of an annual system inspection fee established by Resolution of the Board of
Supervisors.

5. A Maintenance Plan shall be submitted and the execution of a Maintenance Agreement with
San Joaquin County will be required for the owner/operator of stormwater controls prior to the
release of the building permit.

6. Standard Best management Practices for the type of development proposed shall be
incorporated into the site storm drainage design.

7. Owner shall check with the State Water Resources Control Board to determine if an
Industrial Storm Water Permit will be required.

8. Wastewater shall not be allowed into the storm drainage system.
9. All new construction and the substantial improvement of any structure in the area of special

flood hazard shall be elevated or flood-proofed in accordance with San Joaquin County
Ordinance Code Section 9-1605.12 (a), (b), (c), and (d).

3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: [209] 468-3420)

a. Any geotechnical drilling shall be conducted under permit and inspection by the Environmental
Health Department (San Joaquin County Development Title, Section 9-1115.3 and 9-1115.6).

b. Destroy the abandoned agricultural well, located near Cherokee Rd., on this parcel, under permit
and inspection by the Environmental Health Department as required by San Joaquin County
Development Title, section 9-1115.5e.

c. Before any hazardous materials/waste can be stored or used onsite, the owner/operator must
report the use or storage of these hazardous materials to the California Environmental Reporting
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System (CERS) at cers.calepa.ca.gov/ and comply with the laws and regulations for the programs
listed below (based on quantity of hazardous material in some cases). The applicant may contact
the Program Coordinator of the CUPA program, Muniappa Naidu (209) 468-3439, with any
questions.

1.

7.

Any amount but not limited to the following hazardous waste; hazardous material spills, used
oil, used oil filters, used oil-contaminated absorbent/debris, waste antifreeze, used batteries or
other universal waste, etc. — Hazardous Waste Program (Health & Safety Code (HSC) Sections
25404 & 25180 et sec.)

Onsite treatment of hazardous waste — Hazardous Waste Treatment Tiered Permitting
Program (HSC Sections 25404 & 25180 et sec & California Code of Regulations (CCR) Title
22, Section 67450.1 et sec.)

Reportable quantities of hazardous materials-reportable quantities are fifty-five (55) gallons or
more of liquids, 500 pounds for solids, or 200 cubic feet for compressed gases, with some
exceptions. Carbon dioxide is a regulated substance and is required to be reported as a
hazardous material if storing 1,200 cubic feet (137 pounds) or more onsite in San Joaquin
County — Hazardous Materials Business Plan Program (HSC Sections 25508 & 25500 et sec.)

Any amount of hazardous material stored in an Underground Storage Tank — Underground
Storage Tank Program (HSC Sections 25286 & 25280 et sec.)

A. If an underground storage tank (UST) system will be installed, a permit is required to be
submitted to, and approved by, the San Joaquin County Environmental Health Department
(EHD) before any UST installation work can begin.

B. Additionally, an EHD UST permit to operate is required once the approved UST system is
installed.

Storage of at least 1,320 gallons of petroleum aboveground or any amount of petroleum stored
below grade in a vault — Aboveground Petroleum Storage Program (HSC Sections 25270.6 &
25270 et sec.)

A. Spill Prevention, Countermeasures and Control (SPCC) Plan required.

Threshold quantities of regulated substances stored onsite - California Accidental Release
Prevention (CalARP) Program (Title 19, Section 2735.4 & HSC Section 25531 et sec.)

Risk Management Plan requirement for covered processes.

4. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact: [209] 235-0600)

a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and Open
Space Plan (SUIMSCP) and is located within the unmapped land use area. This can be up to a 90
day process and it is recommended that the project applicant contact SUIMSCP staff as early as
possible. It is also recommended that the project applicant obtain an information package.

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA) 8
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5. SAN JOAQUIN VALLEY AIR POLLUTION CONTROL DISTRICT (Contact: [559] 230-6000)

a.

Construction and Operation: For each project phase, within 30 days of issuance of the first
certificate of occupancy, if applicable, submit to the District a summary report of the construction
start, and end, dates, and the date of issuance of the first certificate of occupancy. Otherwise,
submit to the District a summary report of the construction start and end dates within 30 days of
the end of each phase of construction.

Construction and Operation — Recordkeeping: For each project phase, all records shall be
maintained on site during construction and for a period of 10 years following either the end of
construction or the issuance of the first certificate of occupancy, whichever is later. Records shall
be made available for District inspection upon request.

Construction and Operational Dates: For each project phase, maintain records of (1) the
construction start and end dates, and (2) the date of issuance of the first certificate of occupancy,
if applicable.

Planning Commission Staff Report, PA-2000077 (SP) and PA-1900286 (SA) 9
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Planning Commission Staff Report
Item # 3, September 3, 2020
Major Subdivision No. PA-2000129
Prepared by: Jennifer Jolley

PROJECT SUMMARY
Applicant Information
Property Owner: Royal Funding Management LP
Project Applicant: Dillon & Murphy
Project Site Information
Project Address: 6040 East Ashley Lane, Stockton
Project Location: On the south side of Ashley Lane, 1,243 feet west of Hildreth Lane,
Stockton
Parcel Number (APN): 086-480-14 Water Supply: Private (Well)
. i R/R (Rural . . . .

General Plan Designation: Residential) Sewage Disposal: Private (Septic)

. . I R-R (Rural . . : :
Zoning Designation: Residential) Storm Drainage: Private (On-site)
Project Size: 38 acres 100-Year Flood: No (X-500)
Parcel Size: 38 acres Williamson Act: No
Community: Morada Supervisorial District: 4

Environmental Review Information
CEQA Determination: Notice of Exemption (Attachment C, Environmental Review)

Project Description

The project is a Major Subdivision application to subdivide a 38-acre parcel into 17 residential lots with a
minimum lot size of 2 acres. This project is the same subdivision application previously approved with Major
Subdivision No. PA-1600084, which expired on December 13, 2019.

Recommendation

1. Adopt the Findings for PA-2000129 (Attachment D, Findings for Major Subdivision)
2. Approve Conditions of Approval for PA-2000129 (Attachment E, Conditions of Approval)

1810 E. Hazelton Avenue | Stockton, California 95205 | (209)468-3121 | www.sjgov.org/commdev
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NOTIFICATION & RESPONSES

(See Attachment B, Response Letters)

Public Hearing Notices

Legal ad for the public hearing published in the Stockton Record: August 24, 2020.
Number of Public Hearing notices: 101

Date of Public Hearing notice mailing: August 21, 2020.

Referrals and Responses

e Project Referral with Environmental
Determination Date: July 31, 2020

Response Response
Agency Referrals Date - Early Date -
Consultation Referral

County Departments

County Counsel

Environmental Health 8/5/2020

Department of Public 7/31/2020
Works

Local Agencies

S.J.C.0G.

8/3/2020

Miscellaneous
Morada M.A.C.
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ANALYSIS

Background

On August 4, 2016, the Planning Commission approved Major Subdivision No. PA-1600084 for an 18-lot
subdivision in the urban community of Morada. This approval was appealed to the Board of Supervisors on
August 11, 2016. On December 13, 2016, the Board of Supervisors denied the appeal and approved the
project subject to conditions of approval with an expiration date of December 13, 2019. The Final Map was
not filed prior to expiration of the application and, therefore, a new application was required.

Project Description

The current project, Major Subdivision No. PA-2000129, proposes to subdivide a 38-acre parcel into
seventeen 2-acre parcels. The original application (PA-1600084) proposed to subdivide the same parcel
into eighteen 2-acre parcels. After surveying the property, it was determined that the parcel did not contain
adequate acreage for eighteen lots. As a result, the new application has been reduced to seventeen lots to
reflect the results of the survey.

Project Improvements

The majority of the project site has been developed in conformance with the conditions of approval required
by PA-1600084. Because PA-2000129 is substantially the same project, the conditions of approval are
essentially the same, with minor modifications to reflect existing work that has already been performed.

CEQA

The current project is exempt from the California Environmental Quality Act (CEQA) pursuant to Guidelines
Sections 15061(b)(3), 15183 and 15304.

e Section 15061(b)(3) states that a project is exempt from CEQA if the activity is covered by the
general rule that CEQA applies only to projects that have the potential for causing a significant
effect on the environment. Where it can be seen with certainty that there is no possibility that the
activity in question may have a significant effect on the environment, the activity is not subject to
CEQA.

e Section 15183 states that projects which are consistent with the development density established
by existing zoning, community plan, or general plan policies for which an EIR was certified shall
not require additional environmental review, except as might be necessary to examine whether
there are project-specific significant effects which are peculiar to the project or its site. This
streamlines the review of such projects and reduces the need to prepare repetitive environmental
studies.

o Section 15304 (Class 4) states that if the project consists of minor public or private alterations in
the condition of the land, water, and/or vegetation which to not involve removal of mature, scenic
trees except for forestry and agricultural purposes, the project is exempt from CEQA.

Because the maijority of the project has been built out, and because the project was previously subject to
environmental review that determined that all potentially significant environmental impacts could be
mitigated to a less than significant level, the project is exempt from CEQA. If the project is approved, a
Notice of Exemption will be filed.

Planning Commission Staff Report, PA-2000129 (SU) 5
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RECOMMENDATION

It is recommended that the Planning Commission:

1. Adopt the Findings for PA-2000129 (Attachment D, Findings for Major Subdivision)
2. Approve Conditions of Approval for PA-2000129 (Attachment E, Conditions of Approval)

Planning Commission Staff Report, PA-2000129 (SU)
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Attachment A
Tentative Map
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Response Letters
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15. This project falls within the definition of a Priority Project as defined in either the County
“Storm Water Quality Control Criteria Plan” (SWQCCP) or the County Phase | National

last resort of the developer to comply with the 2009 SWQCPPP. Latitude and
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larger plan of development, are required to obtain coverage under the current General
Permit for Discharges of Storm Water Associated with Construction Activity
(www.swrcb.ca.gov/stormwtr/gen_const.html#const_permit). Construction activity subject
to this permit includes clearing, grading and disturbances to the ground such as
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2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.
3. Upon issuance of fully exccuted ITMMs and prior to any ground disturbance, the project applicant must:
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It should be noted that if this project has any potential impacts to waters of the United States [pursuant to Section 404 Clean Water Act],
it would require the project to seek voluntary coverage through the unmapped process under the SJMSCP which could take up to 90
days. It may be prudent to obtain a preliminary wetlands map from a qualified consultant. If waters of the United States are confirmed on
the project site, the Corps and the Regional Water Quality Control Board (RWQCB) would have regulatory authority over those mapped
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) SANsJOAQUIN Community Development Department
TGS —COUNTY—

Planning - Building - Neighborhood Preservation

Saire Greatness grows here.
NOTICE OF EXEMPTION
TO: Office of Planning & Research FROM:  San Joaquin County
P. O. Box 3044, Room 212 Community Development Department
Sacramento, California 95812-3044 1810 East Hazelton Avenue

Stockton, California 95205

County Clerk, County of San Joaquin

Project Title: Major Subdivision No, PA-2000129

Project Location - Specific: The project site is on the south side of Ashley Ln., 1,243 feet west of Hildreth Ln., Stockton.
(APN/Address: 086-480-14/6040 E. Ashley Ln., Stockton) (Supervisorial District: 4)

Project Location — City: Stockton
Project Location — County: San Joaquin County

Project Description: Major Subdivision application to subdivide a 38-acre parcel into seventeen (17) residential
lots with @ minimum lot size of 2-acres. This project is the same subdivision application previously approved
with Major Subdivision No. PA-1600084, which expired on December 23, 2019.

The Property is zoned R-R (Rural Residential) and the General Plan designation is R/R (Rural Residential).
Project Proponent(s): Royal Funding Management LP / Dillon & Murphy
Name of Public Agency Approving Project: San Joaquin County Planning Commission

Name of Person or Agency Carrying Out Project: David Kwong, Director

San Joaquin County Community Development Department
Exemption Status:
General Exemptions. (15061[b][3], 15183, and 15304 Class 4)

Exemption Reason:
Processed under the provisions of California Code of Regulations Section 15061(b)(3), which are exempt from CEQA.

This project is exempt from the California Environmental Quality Act (CEQA) per CEQA Guidelines section 15061(b)(3).
Section 15081(b)(3) states that "“CEQA applies only to projects which have the potential for causing a significant effect on
the environment. Where it can be seen with certainty that there is no possibility that the activity in question may have a
significant effect on the environment, the activity is not subject to CEQA.” There is no possibility that this project may have
a significant effect on the environment and, therefore, the project is not subject to CEQA.

Processed under the provisions of the California Code of Regulations Section 15183, which are exempt from CEQA.

Section 15183 states that projects which are consistent with the development density established by existing zoning,
community plan, or general plan policies for which an EIR was certified shall not require additional environmental
review, except as might be necessary to examine whether there are project-specific significant effects which are
peculiar to the project or its site. This streamlines the review of such projects and reduces the need to prepare repetitive
environmental studies.

Processed under the provisions of the California Code of Regulations Section 15304 (Class 4), which are exempt from
CEQA.

Section 15304 (Class 4) states that if the project consists of minor public or private alterations in the condition of the
land, water, andfor vegetation which to not involve removal of mature, scenic trees except for farestry and agricultural
purposes, the project is exempt from CEQA. Because the majority of the project has been built out, and because the
project was previously reviewed and found that all potentially significant environmental impacts mitigated to a less than
significant level.

Lead Agency Contact Person:
David Kwong, Director

Signature: Date:

MName: Keia Williams Title:  Deputy County Clerk
Signed by Lead Agency

Date Received for filing at OPR:

Authority cited: Sections 21083 and 21110, Public Resources Code.
Reference: Sections 21108, 21152, and 21152.1, Public Resources Code.
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FINDINGS FOR MAJOR SUBDIVISION PA-2000129

1. The proposed subdivision is consistent with the General Plan, any applicable Master Plan, Specific
Plan, and Special Purpose Plan and any other applicable plan adopted by the County.

¢ This finding can be made because the R/R (Rural Residential) General Plan designation and
R-R (Rural Residential) zone permit the subdivision as proposed. The project complies with
the General Plan density requirement of 1 to 5 dwelling units per five gross acres. The
subdivision is consistent with the General Plan assumptions and policies specific to the
unincorporated urban community of Morada and is consistent with the rural residential
character of the Morada area. There are no applicable Master Plans, or Specific Plans, or
Special Purpose Plans.

2. The design or improvement of the proposed subdivision is consistent with the General Plan and any
applicable Specific Plan or Special Purpose Plan.

¢ This finding can be made because the design and improvement of the proposed subdivision
are consistent with standards contained in the General Plan as reflected in the tentative
map. The drainage facilities for each lot will be built in accordance with the San Joaquin
County Development Standards as required by the Department of Public Works. The
domestic water well and individual sewage disposal systems will be constructed under
permit and inspection by the Environmental Health Department. The proposed roadways
will be improved to Rural Road Standards required by the Department of Public Works and
secondary access will be provided for fire and emergency response purposes. There are no
Specific Plans or Special Purpose Plans.

3. The site is physically suitable for the type of development proposed.

¢ This finding can be made because the tentative map is consistent with the General Plan
density requirement of 1 to 5 dwelling units per five gross acres (1-5 du/5ga). The project’s
proposed two-acre minimum lot size complies with the requirements of the Development
Title. In addition, while Lots 4-5, 11, and 17-18 each have lot widths less than the required
minimum 150 feet, the overall average lot width is 155 feet, which meets the minimum lot
width requirement pursuant to Development Title Section 9-310.4(a). All other development
requirements contained in the Development Title and County standards are otherwise
satisfied.

4. The site is physically suitable for the proposed density of development.

¢ This finding can be made because the number of parcels proposed is consistent with the
R/R General Plan density requirement of 1-5 dwelling units per five gross acres. The
minimum lot size is greater than two acres for each parcel and the entire project area is 38
acres, which results in a density of 0.47 dwelling units per gross acre, which meets the
density requirements. Therefore, the site is physically suitable for the proposed density of
development. All lots meet the minimum standards of the Development Title. The parcels
will be served by private septic systems, individual wells, and on-site drainage systems.

5. Neither the design of the subdivision nor any proposed improvements are likely to cause substantial
environmental damage or substantially and avoidably injure fish or wildlife or their habitat.

e This finding can be made because although the Initial Study prepared for this project
identified midvalley fairy shrimp (Branchinecta mesovallensis), Swainson's hawk (Buteo
swainsoni), and vernal pool tadpole shrimp (Lepidurus packardi) as a rare or endangered
species or habitat potentially occurring in the area, the applicant will be participating in the
San Joaquin Council of Governments (SJCOG) San Joaquin Multi-Species Habitat
Conservation and Open Space Plan (SUJMSCP). Participation in the SUMSCP is expected to
reduce impacts to biological resources resulting from the proposed project to a level of
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less-than-significant and as a result, is not likely to cause any substantial environmental
adverse effects.

6. The design of the subdivision or type of improvement is not likely to cause significant public health

problems.

o This finding can be made because the drainage facilities for each lot will be built in
accordance with the San Joaquin County Development Standards as required by Public
Works and the domestic water well and individual sewage disposal systems will be
constructed under permit and inspection by the Environmental Health Department. As a
condition of approval, the Environmental Health Department is requiring a qualified
environmental professional to prepare a surface and subsurface contamination report,
identifying any potential source of surface or subsurface contaminations caused by past or
current land uses.

7. The design of the subdivision or the types of improvements will not conflict with easements acquired
by the public at large for access through or use of property within the proposed subdivision.
¢ This finding can be made because there are no public easements within the subdivision.

There is a proposed fifty (50) foot private road that shall be improved in conformance with
County Standards for a 50 foot Rural Residential Road as a Condition of Approval by the
Department of Public Works. Additionally, as a Condition of Approval, the developer shall
prepare and record a mechanism that notices future owners and provides for maintenance
of the private roadway.

8. Any land or improvements to be dedicated to the County or other public agency is consistent with the
General Plan, any applicable Specific Plan and Special Purpose Plan, and any other applicable plan
adopted by the County.
¢ This finding can be made because there is no land to be dedicated to San Joaquin County

for public roadways. Additionally, there are no applicable Specific Plans or Special Purpose
Plans in the project vicinity.

9. The design of the subdivision provides, to the extent feasible, for future passive or natural heating or
cooling opportunities in the subdivision, as required by Government Code Section 66473.1
e This finding can be made because the lots are large enough so that individual dwellings can

be situated to take advantage of both passive solar heating and cooling opportunities.
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CONDITIONS OF APPROVAL PA-2000129

Major Subdivision No. PA-2000129 was approved by the Planning Commission on . The effective date
of approval is . This tentative map approval will expire on , which is 3 years from the original effective
date of approval, unless (1) all Conditions of Approval have been complied with and (2) a Final Map
has been filed with and accepted by the County Surveyor.

Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be complied
with prior to approval of the Final Map. Those Conditions followed by a Section Number have been
identified as ordinance requirements pertinent to this application. Ordinance requirements cannot be
modified and other ordinance requirements may apply.

1.

COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121)

a.

TENTATIVE MAP: The Final Map shall substantially conform to the approved tentative map dated
July 29, 2020.

RIGHT TO FARM: Pursuant to San Joaquin County Code Section 6-9004(b), the following note shall
be placed on the Final Map:

1. All persons purchasing lots within the boundaries of this approved map should be prepared to
accept the inconveniences or discomforts associated with agricultural operations or activities, such
as noise, odors, insects, dust or fumes. San Joaquin County has determined that such
inconveniencies or discomforts shall not be considered to be a nuisance.

LOT SIZE AND WIDTH: The following lot size and width regulations shall apply to this map:

1. Parcels 1-2, 5-9, & 11-15 each shall have a minimum lot width of 150 feet, measured a distance
of 30 feet back from the front lot line. (Development Title Section 9-310.4)

2. Parcels 3-4, 10, & 16-17 each shall have a minimum lot width of 105 feet, measured a distance of
30 feet back from the front lot line. (Development Title Section 9-310.4[a][1])

3. All parcels shall have a minimum lot area of 2 acres. (Development Title Section 9-310.3)

ACCESS: Secondary access from Ashley Lane to Vina Court shall be required along the eastern and
southern boundaries of Lot 9. (Development Title Section 9-1150.15[b])

ROAD NAMES: All subdivision road names shall be submitted to the Community Development
Department for approval by the Director. Contact Rafedah Carella at 209-468-3138 for road name
standards. (Development Title Section 9-1150.18)

LANDSCAPING: Landscaping shall be provided and comply with the following:
1. Street trees are required as specified in Section 9-1020.4 of the Development Title.

2. A minimum of 3 trees shall be planted for each lot frontage. [Development Title Section 9-
1020.4(a)]

RESTRICTED ACCESS: The following restricted access regulations shall apply to this map:

1. To restrict access, a 3 foot tall, open, rail fence shall be constructed along the northern property
line adjacent to Ashley Lane of Lots 4-9 (excepting therefrom Chandler Lane and the required
secondary access), along the eastern property line adjacent to the East Bay Municipal Utilities
District property of Lots 1 & 2, and along the western property line adjacent to the East Bay
Municipal Utilities District property of Lots 3-4 & 17.The fence or wall shall be included on the
subdivision improvement plans. The plans for the fence or wall shall be reviewed and approved
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by the Community Development Department prior to approval of the subdivision improvement
plans. (Development Title Section 9-1150.10)

2. To restrict access, a 7 foot tall solid wood fence with no gates shall be constructed along the
western property line adjacent to the Central California Traction Company Railroad of Lots 1 & 17.
The fence or wall shall be included on the subdivision improvement plans. The plans for the
fence or wall shall be reviewed and approved by the Community Development Department
prior to approval of the subdivision improvement plans. (Development Title Section 9-1150.10)

2. COUNTY COUNSEL

a.

HOLD HARMLESS PROVISION: Pursuant to Section 66474.9 of the Government Code, the
subdivider shall defend, indemnify, and hold harmless the local agency or its agents, officers, and
employees from any claim, action, or proceeding against the local agency or its agents, officers, or
employees to attack, set aside, void, or annul an approval of the local agency, advisory agency, appeal
board, or legislative body concerning a subdivision, which action is brought within the time provided
for in Section 66499.37 of the Government Code.

3. DEPARTMENT OF PUBLIC WORKS (Contact: 209-468-3000)

a.

All improvements shall be in conformance with the current Improvement Standards and
Specifications of the County of San Joaquin. All improvement plans and specifications shall include
grading plan for each individual lot, if applicable. These improvement plans and specifications are
subject to plan check, field inspection fees and must be approved by the County of San Joaquin
Department of Public Works prior to approval of the Final Map. (Development Title Section 9-240,
Section 9-910, Section 9-1100 and R-92-814)

Prior to approval of the Final Map, the developer shall prepare and record a mechanism that notices
future owners and provides for maintenance of the private roadway and roadway storm drain
system. The notice shall include specific language to maintain roadside ditches along the frontage
of all lots.

Prior to approval of the Final Map, Chandler Lane and Vina Court, both private roads, shall be
improved in conformance with County Standards for a 50-foot Rural Residential Road.

Prior to approval of the Final Map, the secondary access fire road shall be designed to
accommodate turning movements of emergency vehicles and be constructed in conformance with
fire road standards.

If improvements referred to herein are not completed prior to approval of the Final Map, the
subdivider shall execute an agreement with the County of San Joaquin ensuring the completion of
improvements within 1 year after approval of the Final Map. (Development Title Section 9-1100.3[j])

A Preliminary Soils Report is required in accordance with the County Standards for the purpose of
determining the R-Value for the design of the roads. (Development Title Section 9-910.2)

A grading plan shall be submitted as a part of the improvement plans and approved prior to approval
of the Final Map. The grading plan shall contain the information listed in the California Building
Code (CBC), Appendix, Chapter 33, Section 3309, complete drainage details and elevations of
adjacent parcels. Retaining wall details shall be submitted where applicable. Grading in excess of
5,000 cubic-yards shall comply with Sections 3309.3 and 3309.4 for "Engineered Grading
Requirements." (Grading that disturbs more than one acre will require a National Pollutant
Discharge Elimination System permit.)

A stop bar and stop sign shall be placed on Chandler Lane at the intersection of Ashley Lane. All
traffic signs and markings shall conform to the latest edition of the Manual on Uniform Traffic Control
Devices (MUTCD), and/or San Joaquin County Standards and shall be shown on the improvement
plans. (Development Title Section 9-1150.2)
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i.  All utilities shall be underground except power transmission facilities of a 35 KV or greater. Public
utility easements shall be provided along the road frontage of the subdivision and as required by
the public utility companies. (Development Title Section 9-1155.2)

j.  Dedication to result in a 25-foot wide right-of-way from the centerline of Ashley Lane to the property
line shall be required on the Final Map along APN 086-480-14. (Development Title Section 9-
1150.5(b))

k. Ashley Lane shall be improved on the subdivided side to County Standards for one half of a 50-
foot right-of-way Rural Road. (Development Title Section 9-1150.2(d)(3))

I.  The developer shall provide separate drainage facilities for each lot in accordance with the San
Joaquin County Development Standards. Roadside drainage shall be kept separate from parcel
drainage. Retention basins shall be fenced with 6-foot-high chain link fence or equal when the
maximum design depth is 18 inches or more. Required retention basin capacity shall be calculated
and submitted along with a drainage plan for review and approval, prior to release of building permit.
(Development Title Section 9-1135)

m. Street lighting shall be provided for the subdivision at the intersection of Ashley Lane and Chandler
Lane. (Development Title Section 9-1150.11) The property shall pay for the processing costs and
transfer into Zone L-1 within CSA 49 prior to approval of the Final Map. In addition, the applicant
shall pay for the maintenance and operation of the system until the transferred area is placed on
the assessment role of the District. (Development Title Section 9-1100.5)

n. All easements of record shall be shown on the Final Map. (Development Title Section 9-910.20)

0. This project falls within the definition of a Priority Project as defined in either the County “Storm
Water Quality Control Criteria Plan” (SWQCCP) or the County Phase | National Pollutant Discharge
Elimination System (NPDES) permit and shall comply with the following conditions:

1. A registered professional engineer shall design a system or combination of systems to treat,
filter, or infiltrate the 85th percentile storm as defined in the County’s 2009 SWQCCP. The
system design shall follow standards as outlined in the 2009 SWQCCP or in the "California
Association of Stormwater Quality Agencies" (CASQA) publications and comply with the
conditions of the County Phase | NPDES permit. CASQA documents are available at
http://www.casga.org

2. Applicant shall submit a “Storm Water Pollution Prevention Plan” (SWPPP) to Public Works for
review. A SWPPP preparation guide is available at the Department of Public Works. A copy of
the approved SWPPP and all required records, updates, test results and inspection reports
shall be maintained on the construction site and be available for review upon request. The post
construction chapter of the SWPPP must identify expected pollutants and how they will be
prevented from entering the storm system. The chapter shall also contain a maintenance plan,
a spill plan, and a training plan for all employees on proper use, handling and disposal of
potential pollutants. The example plans are available in the SWQCCP and CASQA handbooks.

3. All Priority New Development and Significant Redevelopment Projects must meet the volume
reduction requirement outline in the County's SWQCP 2009 available at
http://sjcleanwater.org/LID.htm

4. Proprietary storm drainage treatment devices used in any system shall be approved for use by
a major California city, Caltrans, or the Washington State DOT and shall be the last resort of
the developer to comply with the 2009 SWQCPPP. Latitude and Longitude of all treatment
devices shall be obtained by use of a global positioning system and reported to the County.
Property owner shall execute an agreement and record a deed restriction, in a form acceptable
to the County, regarding maintenance and perpetuation of the installed systems. Property
owner shall be responsible for the ongoing operation and maintenance of any system installed
unless the system is accepted for maintenance by a government agency.
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5. Owner shall be responsible for providing the County with an annual report of operation and
maintenance of any system. The property owner shall also be responsible for the payment to
the County of an annual system inspection fee established by Resolution of the Board of
Supervisors.

6. A Maintenance Plan shall be submitted and the execution of a Maintenance Agreement with San
Joaquin County will be required for the owner/operator of stormwater controls prior to the release
of the building permit.

7. Standard Best Management Practices for the type of development proposed shall be
incorporated into the site storm drainage design.

8. Applicant shall file a Notice of Intent (NOI) with the State Water Resources Control Board
(SWRCB) and comply with the State “General Permit for Storm Water Discharges Associated
with Construction Activity”. The Waste Discharge Identification Number (WDID), issued by
SWRCB, shall be submitted to Public Works for file. Contact the SWRCB at (916) 341-5537
for further information.

p. Access rights shall be dedicated and restricted for Lots 4 through 9 along the frontage of Ashley
Lane, except for the portion of Lot 9 to be used as a secondary fire access easement, and for Lots
1, 2, 3, 4, and 17 along properties owned by East Bay MUD and Central California Traction
Company on the Final Map. (Development Title Section 9-1150.5)

g. The secondary fire access easement connection to Ashley Lane shall be gated as approved by the
fire district.

Informational Notes:

1. Any construction activity that results in the disturbance of at least one (1) acre of soil shall
require a State NPDES construction permit. Dischargers whose projects disturb 1 or more
acres of soil or whose projects disturb less than 1 acre of soil and is not part of a larger plan of
development, are required to obtain coverage under the current General Permit for Discharges
of Storm Water Associated with Construction Activity
(www.swrcb.ca.gov/stormwtr/gen_const.html#const_permit). Construction activity subject to
this permit includes clearing, grading and disturbances to the ground such as stockpiling, or
excavation, but does not include regular maintenance activities performed to restore the
original line, grade, or capacity of the facility.

2. This property is subject to the requirements of San Joaquin County Mosquito & Vector Control
District (209-982-4675) and the California Health and Safety Code for the prevention of
mosquitoes. Best Management Practices (BMP) guidelines for stormwater devices, ponds and
wetlands are available.

3. All future building permits for projects located within a Special Flood Hazard Area at the time
of permit issuance shall meet the San Joaquin County flood hazard reduction requirements
(Title 9, Chapter 9-1605) and all requirements of the State of California (CCR Title 23) that are
in force at the time of permit issuance. As an example, these requirements may include raising
the finish floor elevation one foot above the expected flood level and/or using flood resistant
materials.

4. The roadside ditches shall be designed to accept roadway runoff per County design standards.
Runoff from the parcels into roadside ditches is prohibited.

4. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: [209] 468-3420)

a. The existing surface and subsurface contamination report is older than 6 months old. Review the
initial report and if there have been no changes, note that and submit the updated report to EHD
with the new update. (San Joaquin County Development Title, Section 9-905.12).
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Environmental Health Department has received and approved Soil Suitability/Nitrate Loading
(SSNL) study contamination report, dated March 27, 2019, (SR0080377), prepared pursuant to
San Joaquin County Developmental Title, Section 9-1105.2(d)) by Dillon & Murphy Engineering.
(San Joaquin County Development Title, Section 9-905.12).

Construction of an individual sewage disposal system(s) under permit and inspection by the
Environmental Health Department is required at the time of development based on the Soil
Suitability/ Nitrate Loading Study findings (San Joaquin County Development Title, Section 9-
1110.3 & 9-1110.4).

Construction of an individual domestic water well under permit and inspection by the Environmental
Health Department is required at the time of development (San Joaquin County Development Title,
Section 9-1115.3).

The existing private water well located on the proposed parcel one shall be either tested for nitrates
and DBCP with the results submitted to the Environmental Health Department or destroyed under
Environmental Health Department permit and inspection prior to recordation of the Parcel Map.
Samples are to be taken and analyzed by a State-approved laboratory (San Joaquin County
Development Title, Section 9-1115.7 & 9-1115.5(e).

Any geotechnical drilling shall be conducted under permit and inspection by The Environmental
Health Department (San Joaquin County Development Title, Section 9-1115.3 and 9-1115.6).

5. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact: [209] 235-0600)

a.

This project is subject to the San Joaquin County Multi-Species Habitat Conservation and Open
Space Plan (SJMSCP). At the time of development, any structures that require ground disturbance
on this or subsequent divided parcels will be subject to participate in the SUIMSCP and should be
resubmitted to the San Joaquin Council of Governments to ensure biological and mitigation
obligations are satisfied. The following note shall be recorded as a Notice of Major Subdivision
Restriction:

1. Parcels 1 through 17 are each subject to the San Joaquin County Multi-Species Habitat
Conservation and Open Space Plan (SJMSCP). At the time of development of Parcel(s) 1
through 17, any structure(s) that require ground disturbance on this or subsequent divided
parcels will be subject to participate in the SIMSCP and development plans should be
submitted to the San Joaquin Council of Governments to ensure biological and mitigation
obligations are satisfied.
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SAN:JOAQUIN Community Development Department
(2

OUNTY Planning - Building - Neighborhood Preservation

Planning Commission Staff Report
Item # 4, September 3, 2020
Use Permit No. PA-1900036
Prepared by: Frank Girardi

PROJECT SUMMARY
Applicant Information
Property Owner: Innjoy the Journey, LLC
Project Applicant: Mike Smith Engineering, Inc.
Project Site Information
Project Address: 19960 North Elliott Road, Lockeford
Project Location: On the north side of North Elliott Road, 140 feet north of East Laird
Street, Lockeford

. 051-210-13 & . Public (Lockeford
Parcel Number (APN): 70 Water Supply: CSD)
General Plan Designation: R/L Sewage Disposal: CP;lébD“)C (Lockeford
Zoning Designation: AG-40;R/L Storm Drainage: Private (On-Site)
Project Size: 0.23 acres 100-Year Flood: Yes (Partial AE)
Parcel Size: 2.15 acres Williamson Act: No
Community: Lockeford Supervisorial District: 4

Environmental Review Information
CEQA Determination: Mitigated Negative Declaration (Attachment D, Environmental Review)

Project Description

This project is a Use Permit application to change the use of a historical resource pursuant to
Development Title Section 9-1053.5 which states that a Use Permit shall be required prior to any
change in the use of an historical resource. The 2,937-square-foot historical resource building
(the Locke Barn) is listed on the National Register of Historical Places and was originally used as
an assembly hall. The project also includes the construction of a 600-square-foot covered patio.
The project will permit a maximum of 12 events with outdoor amplified sound per year (maximum
1 time per month) that would end by 9 p.m. (Use Type: Community Assembly).

Recommendation

1. Adopt the Mitigated Negative Declaration (Attachment D, Environmental Review);

2. Adopt the Findings for Use Permit and Additional Findings for Historical Resources (Attachment
F, Findings for Use Permit and Additional Findings for Historical Resources); and

3. Approve Use Permit No. PA-1900036 with the attached Conditions of Approval (Attachment G,
Conditions of Approval)

1810 E. Hazelton Avenue | Stockton, California 95205 | (209)468-3121 | www.sjgov.org/commdev



This page intentionally left blank.

Planning Commission Staff Report, PA-1900036 (UP)



NOTIFICATION & RESPONSES

(See Attachment B, Response Letters)

Public Hearing Notices

Legal ad for the public hearing published in the Stockton Record: August 24, 2020.

Number of Public Hearing notices: 74
Date of Public Hearing notice mailing: August 21, 2020.

Referrals and Responses

e Early Consultation Date: May 16, 2019

o Project Referral with Environmental

¢ Mitigated Negative Declaration Posting
Date: March 31, 2020
o OPR State Clearinghouse #:

Determination Date: March 30, 2020 2020049005
Response Response Response Response
Agency Referrals Date - Early Date - Agency Referrals Date - Early Date -
Consultation Referral Consultation Referral
County Departments Local Agencies
Assessor Lockeford CSD
Community Mokelumne Fire
Development District
Building Division 5/29/19 Mosquito & Vector
Fire Prevention 5/28/19 4/6/20 Control
Bureau S.J.C.O.G. 6/5/19 417120
Public Works 6/5/19 3/31/20 San JoaqUin Farm 5/29/19 5/6/20
Environmental Health 6/7/19 12/18/19 Bureau
: San Joaquin Air
Sheriff Office Pollution Control
State Agencies District
Transportation District
District 10 North SJ Water
o Conservation District
Division of Miscell
Aeronautics Isceflaneous
CRW.Q.CB. 5/30/19 ATET.
C.V.F.PB. B.ILA.
Fish & Wildlife, Builders Exchange
Division: Carpenters Union
Federal Agencies Haley Flying Service
Army Corps of
Engineers P.G.&E. 5/24/19
Precissi Flying
Service
Sierra Club
UAIC 6/12/19
Buena Vista
Rancheria 4/16/20
CCIC 9/20/19
Planning Commission Staff Report, PA-1900036 (UP) 3
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ANALYSIS

Background

In 1858, the Locke Barn was built and used for community gatherings and military use. This
building is currently being used as an agricultural storage building housing agricultural equipment.
On June 19, 1972, the Locke House and Barn were listed on the National Register of Historic
Places. The original construction date for the barn was amended from 1852 to 1858 in 1994 (see
Attachment C, Historical Resource Information).

On April 17, 1997, the Community Development Department approved Site Approval No. SA-97-
0012 for a bed and breakfast inn. This bed and breakfast utilized the Locke House that was built
in 1862 (front house) and 1882 (2" story) which is located southeast of the Locke Barn.

On February 22, 2019, Use Permit No. PA-1900036 was submitted to use the Locke Barn for a
community assembly pursuant to Development Title Section 9-1053.5.

The original project description proposed to develop the site in 2 phases. Phase 1 included the
conversion of the historic Locke House Barn into a community assembly hall. Phase 2 was to
relocate parking spaces for the Locke House to another location on the property. Over the course
of reviewing the project, the applicants amended the project description as follows:

e Removed the Phase 2 grading and relocation of 7 additional parking spaces for the Locke
House, due to concerns raised by the neighbor to the south.

o Reduced the number of events with outdoor amplified sound from 25 events per year to
12 events per year. This was to address concerns about potential noise impacts to
neighbors.

o Proposed that amplified sound end by 9:00 p.m. during events and to end events by 10:00
p.m. to reduce potential noise impact to neighbors.

Historical Resource Preservation

Pursuant to Development Title Section 9-1053 — Historic Resource Preservation, it is required
that the historical resource is identified by a recognized historical organization and that the
proposed use will not detract from the historical resource and will instead enhance and
complement the historical resource. Additionally, modifications to historic resource shall be
consistent with the historic character to be preserved, and to enrich the cultural interest of San
Joaquin County.

The proposed community assembly for the Locke Barn will preserve the historic use that is
documented in the National Register of Historic Places for community gatherings. The Locke Barn
is currently being used as a storage building. The proposed change in use as a community
assembly will restore the original historic use for community gatherings which will not only
enhance and complement the Locke Barn, but also the historic Locke House Bed and Breakfast
that is also located on site.

The structural modifications to Locke Barn shall be consistent with the historic character to be
preserved. There are no proposed improvements or alterations to the front brick facade of the
Locke Barn. The proposed modifications to the building, which includes an interior improvement
for a new restroom, and an addition of a covered patio to the south side exterior, will be required
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to meet the Historical Building Code to ensure consistency with the historical character of the
building.

Operations

The community assembly hall will operate between 8 a.m. to 10 p.m. an average of 4 days per
week on variable days. The facility will have 2 employees and a maximum of 100 attendees at
any event. The community assembly hall proposes to have a maximum of 12 outdoor events per
year with amplified music and sound on either Fridays, Saturdays, or Sundays. The events with
amplified sound will occur a maximum 1 time per month. The amplified sound for these events
will end at 9 p.m. and all events will end at 10 p.m. The outdoor events will be located adjacent to
the community center building to the southeast in an open lawn area. The community assembly
hall also proposes an average of 100 events per year that will not include amplified music or
sound on variable days during the week. An existing bed and breakfast inn is located on-site in
the historic Locke House building. The parcel is served by public sewer and water by the
Lockeford Community Service District. A private well exists on-site for irrigation uses. Stormwater
drainage will be retained on-site. Access to the parcel will be from North Elliott Road. (See
Attachment A, Site Plan)

Surfacing and Screening

The applicant has requested a surfacing modification request to use pervious pavement in lieu of
asphalt concrete or Portland cement concrete for all parking and maneuvering areas as required
by the Development Title. The applicant is requesting this modification due to the small size of
the parcel and the limited usable space for the parking and stormwater retention. Development
Title Section 9-1015.9 states that requirements of the chapter may be modified by the Director in
cases in which, due to the unusual nature of the establishment proposed or the development
proposal submitted for it, the requirements set forth in the Development Title may be considered
insufficient or excessive. The Community Development Department has reviewed this request,
and recommends that the Planning Commission also grant this modification as proposed.

The Development Title Section 9-1022.4(d)(1) states “if a commercial project abuts a residential
zone, an area shown on the General Plan for residential use, or a conforming residential use, a
solid masonry wall 6 to 7 feet in height shall be erected along the abutting property line.” An
existing solid wood fence is located along the developed area along the northern and southern
property lines. The Community Development Department had determined that the solid wood
fence, in conjunction with vegetation along the northern property line, will provide screening that
is aesthetic to the adjacent neighboring residences and meets the intent of the Development Title
Section 9-1022.4(d)(1). The property line to the south is located approximately 80 feet from the
project area and, therefore does not require screening. As a result, it is recommended that the
Planning Commission grant this modification as proposed.

Noise

The project site is surrounded by residences, except to the northeast which is actively used for
farming at the downslope of the bluff. The nearest residences are located on the neighboring
parcels located to the southeast, northwest, and southwest across North Elliot Road at
approximate distances of 140 feet, 230 feet, and 240 feet from any usable outdoor area; and 218
feet, 140 feet, and 235 feet from the barn, respectively. Development Title Section 9-1025.9 lists
the Residential use type as a noise sensitive land use. Development Title Section Table 9-1025.9
Part Il states that the maximum sound level for stationary noise sources during the daytime is 70
dB and 65 dB for nighttime. This applies to outdoor activity areas of the receiving use, or applies
at the lot line if no activity area is known. The proposed project is subject to these Development
Title standards.

Planning Commission Staff Report, PA-1900036 (UP) 6



Outdoor amplified sound is being proposed as part of the project between the hours of 11 a.m.
and 9 p.m., a maximum of 1 time per month on either Friday, Saturday, or Sunday. Because of
the project’s close proximity to residences, a noise study was required to determine any potentially
significant noise impacts and to identify possible mitigation measures that would reduce any noise
impacts to a less than a significant level. A noise study report dated August 19, 2019 was prepared
by Saxelby Acoustics (see Attachment E — Noise Study) which concluded that the use of amplified
sound will comply with the County of San Joaquin daytime noise level standard (7 a.m. to 10 p.m.)
if the following mitigation measures are implemented:

1) Reducing average (Leq) noise levels to 65 dB at the Outdoor Control location (50 feet
from sound system or live band) and 80 dB at the Indoor Control location (center of barn
interior) as shown in in Figure 1 of the report.

2) The outdoor speakers shall be located in the approximate area shown on Figure 1 of the
report and oriented facing towards the northwest (away from the closest neighboring
residence to the southeast).

3) The venue staff should be trained to use a sound level meter for periodic monitoring during
events and limit noise levels to no more than 65 dB Leq for outdoor events and 80 dB Leq
for indoor events, at their respective control points as shown in Figure 1 of the report.

4) A maximum of 12 outdoor amplified sound events per year are allowed. The events are
required to terminate by 10:00 p.m. to meet the County’s daytime exterior noise standards.
(However, the applicant proposes to end amplified noise by 9:00 p.m.)

These mitigation measures have been incorporated into the recommended Conditions of
Approval.

United Auburn Indian Community

The United Auburn Indian Community (UAIC) submitted a letter dated June 12, 2019 requesting
an AB 52 consultation. The UAIC stated concerns that the proposed project may have the
potential to impact cultural sites, and requested copies of any archaeological reports. To address
this concern, the UAIC conducted a record search for the existence of cultural resources. In a
letter dated September 5, 2019 the UAIC states that no records were found but the project site
may be located in a sensitive area for cultural resources. As a result, on September 13, 2019 the
Community Development Department required a records search though the Central California
Information Center (CCIC). In a letter dated September 20, 2019, the CCIC also concluded that
there are no known cultural resources located within the project vicinity. After discussing the
findings with the UAIC representative, it was determined that the AB 52 consultation request has
been satisfied and the following Conditions of Approval have been included in the packet:

e A United Auburn Indian Community (UAIC) construction worker tribal cultural resources
awareness brochure shall be distributed by the project manager to the construction
workers before construction activities begin on the project site.

San Joaquin Farm Bureau Federation

The Community Development Department received a letter from the San Joaquin Farm Bureau
Federation dated May 6, 2020, opposing the Community Assembly project because it is not
agricultural in nature and is disruptive to adjacent agricultural uses due to traffic, parking, proximity
to agricultural uses, events, as well as concerns about the Right to Farm ordinance.
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Land Use: The Community Assembly use type is not a permitted use in the AG-40 (General
Agriculture 40-acre minimum). However, this use type may be permitted subject to and approved
Use Permit application in accordance with the Development title Chapter 9-1053, Historic
Resource Preservation, to preserve its original use as a community assembly. Therefore the
proposed use can be conditionally permitted in the AG-40 zone. Since a Zone Reclassification is
not a requirement for this project, Agricultural Mitigation is not required.

Traffic and Parking: A referral was sent to the San Joaquin County Department of Public Works
on March 31, 2020 and a response letter was received on March 31, 2020. The letter stated that
the project will not degrade the level of service along adjacent roadways and/or intersections to
an unacceptable level. The project is also conditioned to provide 35 parking spaces, in addition
to the 7 previously required parking spaces for the bed and breakfast (SA-97-0012), to
accommodate 100 attendees in accordance the Development Title Section 9-1015.9.

Proximity: The minimum building setback for the side yards in the AG-40 zone is 10 feet, and
the rear setback is thirty (30) feet. (Development Title Section 9-610.5) All of the existing buildings,
including the Locke Barn, are setback more than 70 feet from the nearest property line.
Additionally, the site has an existing solid, wood fence and landscaping separating the project
area from adjacent parcels and providing an additional buffer from surrounding agricultural uses.

Right to Farm Ordinance: Surrounding agricultural properties are protected by the Right to Farm
Ordinance. Pursuant to the Right-to-Farm Ordinance (Ordinance Code of San Joaquin County
Section 6-9004[C]), San Joaquin County recognizes and supports the right to farm agricultural
lands in @ manner consistent with accepted customs, practices, and standards. The Right-to-Farm
ordinance states, “Residents of property on or near agricultural land should be prepared to accept
the inconveniences or discomforts associated with agricultural operations or activities. Such
inconveniences or discomforts shall not be considered to be a nuisance”. Therefore, the proposed
community assembly is subject to the Right-to-Farm Ordinance and must accept any
inconveniences related to agricultural operations or activities as a normal and necessary aspect
of operating the religious assembly in an agricultural area.

Neighborhood Response

The Community Development Department has received 2 letters and 1 email from neighboring
property owner in opposition to the project with concerns regarding traffic, use type, land use
compatibility, noise, parking, dust, air quality, storm drainage, lighting, and property values.

Historical Uses: The opposition expressed concern regarding the historical use of the Locke
Barn building and stated that the barn was not previously used as a community assembly.
According to the National Register of Historic Places, the Locke Barn was originally used as an
assembly hall for community gatherings and military use during the year 1858. Pursuant to the
Development Title Section 9-115.390, the Community Assembly use type refers to recreational,
social, or multi-purpose uses within buildings including community centers, private clubs, and
lodges. The uses described by the National Register of Historic Places, including community
gatherings, is consistent with the Development Title definition for the Community Assembly use

type.

Noise: The opposition expressed concern with the impact of noise from the proposed project.
Pursuant to Development Title Section 9-1025.9(a)(1), residential uses are noise sensitive land
uses. The nearest residence on adjacent parcels is located on the neighboring parcels located to
the southeast, northwest, and southwest across North Elliot Road at approximate distances of 140
feet, 230 feet, and 240 feet from the outdoor area; and 218 feet, 140 feet, and 235 feet from the
indoor area, respectively. A noise study report dated August 19, 2019 was prepared by Saxelby
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Acoustics (Attachment E, Noise Study) which concluded that the project, even with outdoor
amplified sound once per month, will comply with the noise standards.

Dust: The opposition expressed concern regarding dust. To mitigate the potential impact from
dust, the parking and circulation areas for the project will be surfaced with pervious cement which
will eliminate the generation of dust. Therefore, the impact of dusts generated from the project is
expected to be less than significant.

Air Quality: The opposition expressed concern regarding fumes from vehicles associated with
the project. A referral was sent to the San Joaquin County Air Pollution Control District (APCD).
At the time of future development, the applicant will be required to meet the requirements for
emissions as established by APCD. As a result, any impacts to air quality will be reduced to less-
than-significant.

Lighting: The opposition expressed concern regarding lighting from the project. To mitigate glare
from parking area lighting, lighting for parking areas shall be designed to confine direct rays to
the premises. No spillover beyond the property line shall be permitted. Headlights from vehicular
traffic will be screened by the existing solid wood fence and vegetation located along the north
and southern property lines. As a result, the effects of light and glare for daytime and nighttime
view in the area is expected to result in a less than significant impact.

Storm Drainage: The opposition letters cite concerns related to storm drainage. If the project is
approved, the applicant shall provide drainage facilities in accordance with the San Joaquin County
Development Standards as a Condition of Approval. Storm water drainage will be retained on-site,
and Department of Public Works will determine the design of this storm water drainage system at
the time of building permit.
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RECOMMENDATION

It is recommended that the Planning Commission:
1. Adopt the Mitigated Negative Declaration (Attachment D, Environmental Review);

2. Adopt the Findings for Use Permit Use Permit and Additional Findings for Historical
Resources (Attachment F, Use Permit and Additional Findings for Historical Resources); and

3. Approve Use Permit No. PA-1900036 with the attached Conditions of Approval (Attachment
G, Conditions of Approval)
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SAN:JOAQUIN Community Development Department
COUNTY

Planning - Building - Neighborhood Preservation

Attachment A
Site Plan
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SANSJOAQUIN Community Development Department
f = COUNT Y

Greatness grows here,

Planning - Building - Neighborhood Preservation

DATE: May 29, 2019

PA-1900036 (UP)

Property owner: Dean and Connie Thayer
Applicant: Mike Smith Engineering

APN / Address: 051-210-13, 19960 N. Elliott Rd.
Planner: Frank Girardi

Building Conditions By: Mark Fine Deputy Director Building Inspections (209) 468-3180

BUILDING CODE REQUIREMENTS: The following California Building Code (CBC) and San
Joaquin County Ordinance requirements will be applicable to the proposed project. The
following conditions shall be addressed prior to submittal of a building permit application to the
Building Inspection Division:

1. A building permit for each separate structure or building is required. Submit plans,
Specifications and supporting calculations, prepared by a Registered Design Professional
(architect or engineer) for each structure or building, showing compliance with The 2016
California Building, Existing Building, Historical Building Code (when applicable), Mechanical,
Plumbing, Electrical, Energy and Fire Codes as may be applicable. Plans for the different
buildings or structures may be combined into a single set of construction documents.

2. A grading permit will be required for this project. Submit plans and grading calculations,
including a statement of the estimated quantities of excavation and fill, prepared by a
Registered Design Professional. The grading plan shall show the existing grade and
finished grade in contour intervals of sufficient clarity to indicate the nature and extent of the
work and show in detail that it complies with the requirements of the code. The plans shall
show the existing grade on adjoining properties in sufficient detail to identify how grade
changes will conform to the requirements of the code.

3. The required plans must be complete at the time of submittal for a building permit. Plans
must address building design and construction, fire and life safety requirements,
accessibility and show compliance with the current California codes and San Joaquin
County ordinances. A complete set of plans must include fire sprinkler plans, truss design
submittals, metal building shop drawings, structural plans and calculations, plumbing,
electrical and mechanical drawings and energy report.

4. A soils report is required pursuant to CBC § 1803 for foundations and CBC appendix § J104
for grading. All recommendations of the Soils Report shall be incorporated into the
construction drawings.

5. For each proposed new building, provide the following information on the plans:

Description of proposed use

Existing and proposed occupancy Groups
Type of construction

Sprinklers (Yes or No

Number of stories

Building height

o ooow
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Allowable floor area
Proposed floor area
Occupant load based on the CBC
Occupant load based on the CPC

T oa

6. For each existing building that is proposed to be converted to a different use, the change in
use will constitute a change of occupancy. A change of occupancy will require a code
analysis report and necessary plans prepared by an architect or engineer in accordance
with the California Existing Building Code. The report and plans shall identify existing
conditions, propose alterations necessary to bring the building in compliance with the
current code and include the following:

Description of proposed use

Existing and proposed Occupancy Groups

Type of construction

Sprinklers (Yes or No)

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC for the new use

Occupant load based on the CPC for the new use

Risk Category analysis. (Agricultural Buildings are allowed fo be constructed to Risk
Category |, whereas other occupancies require Risk Category Il orll.)

AT T T@he 0o

Modifications to existing buildings are required to include upgrades related to disability access
pursuant to the California Existing Building Code. Plans showing these upgrades must be prepared
by a registered engineer or licensed architect and shall be submitted for

7. Accessible routes shall be provided per CBC § 11B-206. At least one accessible
route shall be provided within the site from accessible parking spaces and accessible
passenger loading zones; public streets and sidewalks; and public transportation stops to the
accessible building or facility entrance they serve. Where more than one route is provided,
all routes must be accessible. §11B- 206.2.1

8. At least one accessible route shall connect accessible buildings, accessible facilities,
accessible elements and accessible spaces that are on the same site. §11B-206.2.2

9. At least one accessible route shall connect accessible building or facility entrances with all
accessible spaces and elements within the building or facility, including mezzanines, which
are otherwise connected by a circulation path. §11B-206.2.4

10. Parking spaces will be required to accommodate persons with disabilities in compliance with
Chapter 11B of the California Building Code. Note that accessible parking spaces are
required for each phase of the project. These parking space(s) shall be located as close as
possible to the primary entrance to the building.

11. Adequate sanitary facilities shall be provided for the facility, per the requirements of Chapter
4 of the California Plumbing Code.

12. This project will be required to comply with the Model Water Efficient Landscape Ordinance
requirements of the California Code of Regulations, Title 22, Division 2, Chapter 2.7

1810 E. Hazelton Avenue | Stockton, California 85205 | (209)468-3121 | www.sjgov.org/commdev
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SAN:JOAQUIN

rrrrrrrrr ~COUNTY—

Community Development Department
Planning - Building - Neighborhood Preservation

To: Development Services: Frank Girardi Date:4/6/2020

(Contact person)

Steve Butler
(Contact person)

209-468-3166
Subject: PA-1900036

(Planning application referral number)

From: Fire Prevention:

Project Summary: A change in use of a Historical Resource in two (2) phases over three (3) years.
Phase 1 to include a conversion of an existing 2,937 square foot storage building into a community
assembly hall and includes the construction of a 600 square foot covered patio and grading to provide
thirty-five (35) parking spaces as required by Development Title. Phase 2 includes grading for seven
(7) additional parking spaces for the community assembly hall which exceeds the Development title
standards and is not required for the project. This parcel will be served by public sewer and water by
Lockeford Community Service District. The project site is located at 19960 North Elliot Road,
Lockeford.

The following California Fire Code (CFC) requirements will be applicable to the proposed
project. The following conditions shall be addressed prior to submittal of a building permit
application to the Building Inspection Division.

1.

CFC 507 Fire Protection
Water Supply - Fire flow and
hydrants shall be provided for
the proposed project by the
use of: CFC Appendix B.

portable fire extinguishers as
required by this section.

. CFC, Section 506 Key Box -

A Knox® Box shall be
installed according to the local
fire department’s instructions.
Make application for the key

2. If Fire Protection Systems are box at the fire district having
required they shall be installed jurisdiction of this project. If
according to the CFC, there is an electronically
Chapter 9 and the appropriate controlled access gate at this
standards and guides adopted site a Knox® key switch will
in Chapter 35 of the Callifornia also be required.

Building Code and the
California Electrical Code. . CFC, Section 5001.3.3.1
Properties of Hazardous

3. CFC, Section 503 Fire Materials — A complete list of
Apparatus Access Roads - hazardous materials used
Shall be provided as required and or stored at this site shall
by this section. 503.1.2-A be provided.
secondary access may be
required. . A complete review, at

building permit submittal, will

4. CFC, Section 906 Portable require compliance with
Fire Extinguishers — Provide applicable codes and

ordinances.
1810 E. Hazelton Avenue | Stockton, California 952056 | (209) 468-3121 | www.sjgov.orgicommdev
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8. CFC, Section 105 Permits:
Operational Permit(s) may be
required prior to occupancy.

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.crg/lcommdev
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Community Development Department

Planning - Building - Neighborhood Preservation

SAN-JOAQUIN

COUNTY

To: Development Services: Frank Girardi Date: 5-28-19

(Contact person)

From: Fire Prevention: Vic Solari
{Contact person)

209-468-3166
Subject: PA-1900036 (UP)

(Planning application referral number)

Project Summary: Change in use of a historical resource. Including conversion of an existing 2,937
sq.ft. ag storage building to a community hall, construction of a 555 sq.ft. restroom, shower, and
storage building. The project is located at 19960 N. Elliott Rd.

The following Callifornia Fire Code (CFC) requirements will be applicable to the proposed
praject. The following conditions shall be addressed prior to submittal of a building permit
application to the Building Inspection Division.

1. The Fire Prevention Division portable fire extinguishers as
has reviewed this application required by this section.
and there does not appear to
be any major problems . CFC, Section 506 Key Box -
associated with the proposed A Knox® Box shall be
project as submitted. installed according to the local

fire department’s instructions.

2. CFC 507 Fire Protection Make application for the key
Water Supply - Fire flow and box at the fire district having
hydrants shall be provided for jurisdiction of this project. If
the proposed project by the there is an electronically
use of: CFC Appendix B. controlled access gate at this

site a Knox® key switch will

3. If Fire Protection Systems are also be required.
required they shall be installed
according to the CFC, CFC, Section 5001.3.3.1
Chapter 9 and the appropriate Properties of Hazardous
standards and guides adopted Materials — A complete list of
in Chapter 35 of the California hazardous materials used
Building Code and the and or stored at this site shall
California Electrical Code. be provided.

4. CFC, Section 503 Fire . A complete review, at
Apparatus Access Roads - building permit submittal, will
Shall be provided as required require compliance with
by this section. 503.1.2 - A applicable codes and
secondary access may be ordinances.
required.

CFC, Section 105 Permits:
5. CFC, Section 806 Portable Operational Permit(s) may be

Fire Extinguishers — Provide

required prior to occupancy.

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.org/commdeyv
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Department of Public Works

SAN-JOAQUIN

— O U N T Ye—

{ satnes arow
(areatness grow

Kris Balaji, Director of Public Works

Fritz Buchman, Deputy Director/Development
Jim Stone, Deputy Director/Operations

Najee Zarif, Interim Deputy Direclor/Engineering
Kristi Rhea, Manager of Strategic Initiatives

March 31, 2020

MEMORANDUM
TO: Community Development Department
CONTACT PERSON: Frank Girardi

FROM: Alex Chetley, Engineering Services Manager B
Development Services Division

SUBJECT: PA-1900036; A Use Permit application for a change in use of a historical resource in two (2)
phases over three (3) years. Phase 1 to include the conversion of an existing 2,937 square
foot storage building into a community assembly hall. Phase 1 also includes the construction
of a 600 square foot covered patio and grading to provide thirty-five (35) parking spaces.
The community assembly hall proposes to have twenty-five (25) indoor and outdoor events
per year on Friday, Saturday or Sunday. The community assembly hall also proposes 100
events per year on variable days during the week from 9 AM to 9 PM.

Phase 2 includes grading for seven (7) additional parking spaces for the community
assembly hall; located on the north side of North Elliott Road, at the terminus of East Laird
Street, Lockeford. (Supervisorial District 4)

PROPERTY OWNER: Dean & Connie Thayer APPLICANT: Mike Smith Engineering, Inc.
ADDRESS: 19960 N. Elliott Road, Lockeford APN: 051-210-13 & 051-210-70
INFORMATION:

The site is currently located within a Federal Emergency Management Agency Designated Flood
Hazard Area designated as Zone AE & X. The 100-Year Flood Elevation will be approximately 77-feet
NAVD 1988.

Elliott Road has an existing right-of-way width of 60 feet and a planned right-of-way width of 84 feet.

RECOMMENDATIONS:

1. The developer shall provide drainage facilities in accordance with the San Joaquin County
Development Standards. Retention basins shall be fenced with six (8) foot high chain link fence
or equal when the maximum design depth is 18 inches or more. Required retention basin
capacity shall be calculated and submitted along with a drainage plan for review and approval,
prior to release of building permit. (Development Title Section 8-1135)

1810 East Hazelton Avenue | Stockion, California 65205 | T 209 468 3000 | F 209 468 2999
E Follow us on Facebook (@) PublicWorksSJC  Visit our website: www.sjgov.org/pubworks
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Community Development Department
PA-1900036 (UP)

2. A copy of the Final Site Plan shall be submitted prior to release of building permit.

3. All new construction and the substantial improvement of any structure, including conversion of
existing structures, in the area of special flood hazard shall be elevated or flood proofed in
accordance to San Joaquin County Ordinance Code Section 9-1605.12(a) b, (b) and (c).

4. The owner shall execute an Irrevocable Offer to Dedicate Road to result in a forty-two (42) foot
wide right-of-way from the centerline of Elliott Road to the property line across the parcel's frontage.
(A fee based on the current fee schedule is required for processing per Development Title Table
9-240.2 in addition to a copy of the Grant Deed and a legal description of the parcel to be offered
for dedication.) (Development Title Section 9-1150.5)

5. All vehicular parking related to applicant's events shall be onsite at all times. Parking in the County
right-of-way for all related events shall be prohibited. It is the responsibility of applicant to monitor
Elliott Road to ensure compliance with this requirement.

AC:CH
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Department of Public Works

SAN-JOAQUIN

Kris Balaji, Director of Public Works
—=EOLIN TY-—

Fritz Buchman, Deputy Director/Development
Alex Chetley, Interim Deputy Director/Engineering
Jim Stone, Deputy Director/Operations

Kristi Rhea, Manager of Strategic Initiatives

RECEIVED

June 5, 2019

******** JUN 10 2019
TO: Community Development Department SanJ :
CONTACT PERSON: Frank Girardi s Courity
A < mmunity Development

FROM: Awni Taha, Interim Engineering Services Manager
Development Services Division

SUBJECT: PA-1900036; A Use Permit application for a change in use of a historical resource. The change in use
includes the conversion of an existing 2,937 square foot agricultural storage building into a
community assembly hall. This building is listed as a National Registered Historical Places building
and was originally used as an assembly hall. This project also includes the construction of a 555
square foot building to be used as a restroom, shower and storage building; located on the north side
of North Elliott Road, at the terminus of East Laird Street, Lockeford. (Supervisorial District 4)

PROPERTY OWNER: Dean & Connie Thayer APPLICANT: Mike Smith Engineering, Inc.
ADDRESS: 19960 N. Elliott Road, Lockeford APN: 051-210-13 & 051-210-70
INFORMATION:

The site is currently located within a Federal Emergency Management Agency Designated Flood Hazard Area
designated as Zone AE & X. The 100-Year Flood Elevation will be approximately 77-feet NAVD 1988.

Elliott Road has an existing right-of-way width of 60 feet and a planned right-of-way width of 84 feet.

RECOMMENDATIONS:

1. The developer shall provide drainage facilities in accordance with the San Joaquin County Development
Standards. Retention basins shall be fenced with six (6) foot high chain link fence or equal when the
maximum design depth is 18 inches or more. Required retention basin capacity shall be calculated and
submitted along with a drainage plan for review and approval, prior to release of building permit.
(Development Title Section 9-1135)

2. A copy of the Final Site Plan shall be submitted prior to release of building permit.

3. All new construction and the substantial improvement of any structure, including conversion of existing
structures, in the area of special flood hazard shall be elevated or flood proofed in accordance to San Joaquin
County Ordinance Code Section 9-1605.12(a) b, (b) and (c).

1810 East Hazelton Avenue | Stockton, California 95205 | T 209468 3000 | F 209 468 2999
E1  Follow us on Facebook (@ PublicWorksSJC  Visit our website: www.sjgov.org/pubworks
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T
Community Development Department
PA-1900036 (UP)

4. The owner shall execute an Irrevocable Offer to Dedicate Road to result in a forty-two (42) foot wide right-
of-way from the centerline of Elliott Road to the property line across the parcel’s frontage. (A fee based on
the current fee schedule is required for processing per Development Title Table 9-240.2 in addition to a copy
of the Grant Deed and a legal description of the parcel to be offered for dedication.) (Development Title
Section 9-1150.5)

AT:CH
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SAN:JOAQUIN Environmental Health Department

el OLINT Y Linda Turkatte, REHS, Director
Greotness grows here, Kasey Foley, REHS, Assistant Director

PROGRAM COORDINATORS
Robert McClellon, REHS

Jeff Carruesco, REHS, RDI
Willy Ng, REHS

Muniappa Naidu, REHS
Michael Kith, REHS

June 7, 2019

To: San Joaquin County Community Development Department
Attention: Frank Girardi

From: Sukhreet Kaur; 209-953-7868
Environmental Health Specialist

RE: PA-1900036 (UP), SU0012198
19960 N Elliot Rd, Lockeford

The following requirements have been identified as pertinent to this project. Other requirements
may also apply. These requirements cannot be modified.

A. Provide a will serve letter from Lockefard CSD for sewer.
B. Provide a will serve letter from Lockeford CSD for water.
C. Any geotechnical drilling shall be conducted under permit and inspection by The

Environmental Health Department (San Joaquin County Development Title, Section 9-
1115.3 and 9-1115.6).

1868 E. Hazelton Avenue | Stockton, California 85205 ] T 209 468-3420 | F 200 464-0138 | www.sjcehd.com

Planning Commission Staff Report, PA-1900036 (UP)
Response Letters

12



SAN:JO AUU]N Environmental Health Department

st IO N T Y Kasey Foley, REHS, Interim Director

Greatness grows here, PROGRAM COORDINATORS
- Robert McClellon, REHS

Jeff Carruesco, REHS, R

Willy Ng, REHS

Muniappa Naidu, REHS

Michael Kith, REHS

Melissa Nissim, REHS

December 18, 2019

To: San Joaquin County Community Development Department
Attention: Frank Girardi

From: Aaron Gooderham; (209) 468-3442
Environmental Health Specialist

RE: PA-1900036 (UP), Referral (revised site plan), SU0012198
19960 N. Elliot Road, Lockeford

The following requirements have been identified as pertinent to this project. Other
requirements may also apply. These requirements cannot be modified.

1) The conditions requiring a will-serve letter from Lockeford CSD for public water and sewage
has been satisfied. The will-serve letter was provided at the Development Committee
meeting on 06/12/2019.

2) Any geotechnical driling shall be conducted under permit and inspection by The
Environmental Health Department (San Joaquin County Development Title, Section 9-
1115.3 and 9-1115.6).

1868 E. Hazelton Avenue | Stockton, California 95205 | T 208 468-3420 | F 209 464-0138 | www.sjcehd.com
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CALIFORMNIA

Water Boards

Central Valley Regional Water Quality Control Board

30 May 2019
Frank Girardi CERTIFIED MAIL
San Joaquin County 7014 2120 0001 3977 9975

Community Development Department
1810 East Hazelton Avenue
Stockton, CA 95205

COMMENTS TO REQUEST FOR REVIEW FOR THE EARLY CONSULTATION,
PA-1900036 (UP) PROJECT, SAN JOAQUIN COUNTY

Pursuant to the San Joaquin County Community Development Department’s 16 May
2019 request, the Central Valley Regional Water Quality Control Board (Central Valley
Water Board) has reviewed the Request for Review for the Early Consultation for the
PA-1900036 (UP) Project, located in San Joaquin County.

Our agency is delegated with the responsibility of protecting the quality of surface and
groundwaters of the state; therefore our comments will address concerns surrounding
those issues.

I. Regulatory Setting

Basin Plan

The Central Valley Water Board is required to formulate and adopt Basin Plans for
all areas within the Central Valley region under Section 13240 of the Porter-
Cologne Water Quality Control Act. Each Basin Plan must contain water quality
objectives to ensure the reasonable protection of beneficial uses, as well as a
program of implementation for achieving water quality objectives with the Basin
Plans. Federal regulations require each state to adopt water quality standards to
protect the public health or welfare, enhance the quality of water and serve the
purposes of the Clean Water Act. In California, the beneficial uses, water quality
objectives, and the Antidegradation Policy are the State’s water quality standards.
Water quality standards are also contained in the National Toxics Rule, 40 CFR
Section 131.36, and the California Toxics Rule, 40 CFR Section 131.38.

The Basin Plan is subject to modification as necessary, considering applicable
laws, policies, technologies, water quality conditions and priorities. The original
Basin Plans were adopted in 1975, and have been updated and revised periodically
as required, using Basin Plan amendments. Once the Central Valley Water Board

KanL E. LoncLey ScD, P.E., cHair | PaTRICk PULUPA, ESQ., EXECUTIVE OFFICER

11020 Sun Center Drive #200, Rancho Cordova, CA 95670 | www.waterboards.ca.gov/centralvalley
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PA-1900036 (UP) Project -2- 30 May 2019
San Joaquin County

has adopted a Basin Plan amendment in noticed public hearings, it must be
approved by the State Water Resources Control Board (State Water Board), Office
of Administrative Law (OAL) and in some cases, the United States Environmental
Protection Agency (USEPA). Basin Plan amendments only become effective after
they have been approved by the OAL and in some cases, the USEPA. Every three
(3) years, a review of the Basin Plan is completed that assesses the
appropriateness of existing standards and evaluates and prioritizes Basin Planning
issues.

For more information on the Water Quality Control Plan for the Sacramento and
San Joaquin River Basins, please visit our website:
http://imww.waterboards.ca.gov/centralvalley/water_issues/basin_plans/

Antidegradation Considerations

All wastewater discharges must comply with the Antidegradation Policy (State
Water Board Resolution 68-16) and the Antidegradation Implementation Policy
contained in the Basin Plan. The Antidegradation Implementation Policy is
available on page 74 at:
https://www.waterboards.ca.gov/centralvalley/water_issues/basin_plans/sacsjr_201
805.pdf

In part it states:

Any discharge of waste to high quality waters must apply best practicable
treatment or control not only to prevent a condition of pollution or nuisance from
oceurring, but also to maintain the highest water quality possible consistent with
the maximum benefit to the people of the State.

This information must be presented as an analysis of the impacts and potential
impacts of the discharge on water quality, as measured by background
concentrations and applicable water quality objectives.

The antidegradation anaiysis is a mandatory element in the National Pollutant
Discharge Elimination System and land discharge Waste Discharge Requirements
(WDRs) permitting processes. The environmental review document should
evaluate potential impacts to both surface and groundwater quality.

Il. Permitting Requirements

Construction Storm Water General Permit

Dischargers whose project disturb one or more acres of soil or where projects
disturb less than one acre but are part of a larger commen plan of development that
in total disturbs one or more acres, are required to obtain coverage under the
General Permit for Storm Water Discharges Associated with Construction Activities
(Construction General Permit), Construction General Permit Order No. 2009-009-
DWQ. Construction activity subject to this permit includes clearing, grading,

Planning Commission Staff Report, PA-1900036 (UP)
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PA-1900036 (UP) Project -3- 30 May 2019
San Joaquin County

grubbing, disturbances to the ground, such as stockpiling, or excavation, but does
not include regular maintenance activities performed to restore the original line,
grade, or capacity of the facility. The Construction General Permit requires the
development and implementation of a Storm Water Pollution Prevention Plan
(SWPPP).

For more information on the Construction General Permit, visit the State Water
Resources Control Board website at:
http://ww.waterboards.ca.gov/water_issues/programs/stormwater/constpermits.sht
ml

Phase | and Il Municipal Separate Storm Sewer System (MS4) Permits’

The Phase | and Il MS4 permits require the Permittees reduce pollutants and runoff
flows from new development and redevelopment using Best Management Practices
(BMPs) to the maximum extent practicable (MEP). MS4 Permittees have their own
development standards, also known as Low Impact Development (LID)/post-
construction standards that include a hydromodification component. The MS4
permits also require specific design concepts for LID/post-construction BMPs in the
early stages of a project during the entitlement and CEQA process and the
development plan review process.

For more information on which Phase | MS4 Permit this project applies to, visit the
Central Valley Water Board website at:
http:/iwww.waterboards.ca.gov/centralvalley/water_issues/storm_water/municipal_p
ermits/

For more information on the Phase Il MS4 permit and who it applies to, visit the
State Water Resources Control Board at:
http://www.waterboards.ca.gov/iwater_issues/programs/stormwater/phase_ii_munici
pal.shtml

Industrial Storm Water General Permit

Storm water discharges associated with industrial sites must comply with the
regulations contained in the Industrial Storm Water General Permit Order No. 2014-
0057-DWQ.

For more information on the Industrial Storm Water General Permit, visit the Central
Valley Water Board website at:

" Municipal Permits = The Phase | Municipal Separate Storm Water System (MS4)
Permit covers medium sized Municipalities (serving between 100,000 and 250,000
people) and large sized municipalities (serving over 250,000 people). The Phase Il
MS4 provides coverage for small municipalities, including non-traditional Small MS4s,
which include military bases, public campuses, prisons and hospitals.

Planning Commission Staff Report, PA-1900036 (UP)
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PA-1900036 (UP) Project -4 - 30 May 2019
San Joaquin County

http://iwww.waterboards.ca.gov/centralvalley/water_issues/storm_water/industrial_g
eneral_permits/index.shtml

Clean Water Act Section 404 Permit

If the project will involve the discharge of dredged or fill material in navigable waters
or wetlands, a permit pursuant to Section 404 of the Clean Water Act may be
needed from the United States Army Corps of Engineers (USACE). If a Section
404 permit is required by the USACE, the Central Valley Water Board will review
the permit application to ensure that discharge will not violate water quality
standards. If the project requires surface water drainage realignment, the applicant
is advised to contact the Department of Fish and Game for information on
Streambed Alteration Permit requirements.

If you have any questions regarding the Clean Water Act Section 404 permits,
please contact the Regulatory Division of the Sacramento District of USACE at
(916) 557-5250.

Clean Water Act Section 401 Permit — Water Quality Certification

If an USACE permit (e.g., Non-Reporting Nationwide Permit, Nationwide Permit,
Letter of Permission, Individual Permit, Regional General Permit, Programmatic
General Permit), or any other federal permit (e.g., Section 10 of the Rivers and
Harbors Act or Section 9 from the United States Coast Guard), is required for this
project due to the disturbance of waters of the United States (such as streams and
wetlands), then a Water Quality Certification must be obtained from the Central
Valley Water Board prior to initiation of project activities. There are no waivers for
401 Water Quality Certifications.

For more information on the Water Quality Certification, visit the Central Valley
Water Board website at:
https://www.waterboards.ca.gov/centralvalley/water_issues/water_quality_certificati
on/

Waste Discharge Requirements — Discharges to Waters of the State

If USACE determines that only non-jurisdictional waters of the State (i.e., “non-
federal” waters of the State) are present in the proposed project area, the proposed
project may require a Waste Discharge Requirement (WDR) permit to be issued by
Central Valley Water Board. Under the California Porter-Cologne Water Quality
Control Act, discharges to all waters of the State, including all wetlands and other
waters of the State including, but not limited to, isolated wetlands, are subject to
State regulation.

For more information on the Waste Discharges to Surface Water NPDES Program
and WDR processes, visit the Central Valley Water Board website at:
https:/iwww.waterboards.ca.gov/centralvalley/water_issues/waste_to_surface_wate
r/
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PA-1900036 (UP) Project -5- 30 May 2019
San Joaquin County

Dewatering Permit

If the proposed project includes construction or groundwater dewatering to be
discharged to land, the proponent may apply for coverage under State Water Board
General Water Quality Order (Low Risk General Order) 2003-0003 or the Central
Valley Water Board's Waiver of Report of Waste Discharge and Waste Discharge
Requirements (Low Risk Waiver) R5-2013-0145. Small temporary construction
dewatering projects are projects that discharge groundwater to land from
excavation activities or dewatering of underground utility vaults. Dischargers
seeking coverage under the General Order or Waiver must file a Notice of Intent
with the Central Valley Water Board prior to beginning discharge.

For more information regarding the Low Risk General Order and the application
process, visit the Central Valley Water Board website at:
http:/iwww.waterboards.ca.gov/board_decisions/adopted_orders/water_quality/200
3/wgo/wqo2003-0003.pdf

For more information regarding the Low Risk Waiver and the application process,
visit the Central Valley Water Board website at:
http://www.waterboards.ca.gov/centralvalley/board_decisions/adopted_orders/waiv
ers/r5-2013-0145_res.pdf

Regulatory Compliance for Commercially Irrigated Agriculture

If the property will be used for commercial irrigated agricultural, the discharger will
be required to obtain regulatory coverage under the Irrigated Lands Regulatory
Program.

There are two options to comply:

1. Obtain Coverage Under a Coalition Group. Join the local Coalition Group
that supports land owners with the implementation of the Irrigated Lands
Regulatory Program. The Coalition Group conducts water quality menitoring
and reporting to the Central Valley Water Board on behalf of its
growers. The Coalition Groups charge an annual membership fee, which
varies by Coalition Group. To find the Coalition Group in your area, visit the
Central Valley Water Board’s website at:
https:/fiwww.waterboards.ca.gov/centralvalley/water_issuesfirrigated_lands/r
egulatory_information/for_growers/coalition_groups/ or contact water board
staff at (916) 464-4611 or via email at IrrLands@waterboards.ca.gov.

2. Obtain Coverage Under the General Waste Discharge Requirements for
Individual Growers, General Order R5-2013-0100. Dischargers not
participating in a third-party group (Coalition) are regulated individually.
Depending on the specific site conditions, growers may be required to
monitor runoff from their property, install monitoring wells, and submit a
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notice of intent, farm plan, and other action plans regarding their actions to
comply with their General Order. Yearly costs would include State
administrative fees (for example, annual fees for farm sizes from 11-100
acres are currently $1,277 + $8.53/Acre); the cost to prepare annual
monitoring reports; and water quality monitoring costs. To enroll as an
Individual Discharger under the Irrigated Lands Regulatory Program, call the
Central Valley Water Board phone line at (916) 464-4611 or e-mail board
staff at IrrLands@waterboards.ca.gov.

Limited Threat General NPDES Permit

If the proposed project includes construction dewatering and it is necessary to
discharge the groundwater to waters of the United States, the proposed project will
require coverage under a National Pollutant Discharge Elimination System
(NPDES) permit. Dewatering discharges are typically considered a low or limited
threat to water quality and may be covered under the General Order for Limited
Threat Discharges to Surface Water (Limited Threat General Order). A complete
Notice of Intent must be submitted to the Central Valley Water Board to obtain
coverage under the Limited Threat General Order.

For more information regarding the Limited Threat General Order and the
application process, visit the Central Valley Water Board website at:
https://www.waterboards.ca.gov/centralvalley/board_decisions/adopted_orders/gen
eral_orders/r5-2016-0076-01.pdf

NPDES Permit

If the proposed project discharges waste that could affect the quality of surface
waters of the State, other than into a community sewer system, the proposed
project will require coverage under a Naticnal Pollutant Discharge Elimination
System (NPDES) permit. A complete Report of Waste Discharge must be submitted
with the Central Valley Water Board to obtain a NPDES Permit.

For more information regarding the NPDES Permit and the application process, visit

the Central Valley Water Board website at:
https:/iwww.waterboards.ca.gov/centralvalley/help/permit/

If you have questions regarding these comments, please contact me at (916) 464-4812
or Jordan.Hensley@waterboards.ca.gov.

/ S

Jordan Hensley
Environmental Scientist
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May 28,2019

Frank Girardi, Project Manager

San Joaquin County, Community Development Department
Development Services Division

1810 East Hazelton Avenue

Stockton, California 95205

Dear Mr. Girardi:

This is in response to your request for comments regarding Application Referral Early
Consultation Application Number PA 1900136 (UP), a Use Permit application, (APN/Address:
051-210-12, -70/19960 North Elliott Road, Lockeford) (Supervisorial District 4).

Please review the current effective Flood Insurance Rate Maps (FIRMSs) for the County of San
Joaquin (Community Number 060299), Maps revised October 20, 2016. Please note that the
County of San Joaquin, California is a participant in the National Flood Insurance Program
(NFIP). The minimum, basic NFIP floodplain management building requirements are described
in Vol. 44 Code of Federal Regulations (44 CFR), Sections 59 through 65.

A summary of these NFIP floodplain management building requirements are as follows:

e All buildings constructed within a riverine floodplain, (i.e., Flood Zones A, AO, AH, AE,
and Al through A30 as delineated on the FIRM), must be elevated so that the lowest
floor is at or above the Base Flood Elevation level in accordance with the effective Flood
Insurance Rate Map.

o If'the area of construction is located within a Regulatory Floodway as delineated on the
FIRM, any development must not increase base flood elevation levels. The term
development means any man-made change to improved or unimproved real estate,
including but not limited to buildings, other structures, mining, dredging, filling,
grading, paving, excavation or drilling operations, and storage of equipment or
materials. A hydrologic and hydraulic analysis must be performed prior to the start of
development, and must demonstrate that the development would not cause any rise in
base flood levels. No rise is permitted within regulatory floodways.

www.fema.gov
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e Upon completion of any development that changes existing Special Flood Hazard Areas,
the NFIP directs all participating communities to submit the appropriate hydrologic and
hydraulic data to FEMA for a FIRM revision. In accordance with 44 CFR, Section 65.3,
as soon as practicable, but not later than six months after such data becomes available, a
community shall notify FEMA of the changes by submitting technical data for a flood
map revision. To obtain copies of FEMA’s Flood Map Revision Application Packages,
please refer to the FEMA website at http://www.fema.gov/business/nfip/forms.shtm.

Please Note:

Many NFIP participating communities have adopted floodplain management building
requirements which are more restrictive than the minimum federal standards described in 44
CFR. Please contact the local community’s floodplain manager for more information on local
floodplain management building requirements. The San Joaquin County floodplain manager can
be reached by calling John Maguire, Engineering Services Manager, at (209) 953-7617.

If you have any questions or concerns, please do not hesitate to call Brian Trushinski of the
Mitigation staff at (510) 627-7183.

Sincerely,

] \\\\(\ ) \\ ‘
— LG &6‘\)&&3\?&_ —

Gregor Bla(}(bum, CFM, Branch Chief
Floodplain Management and Insurance Branch

Q
N

ce:

John Maguire, Engineering Services Manager, San Joaquin County

Ray Lee, WREA, State of California, Department of Water Resources, North Central Region
Office

Brian Trushinski, NFIP Planner, DHS/FEMA Region IX

Alessandro Amaglio, Environmental Officer, DHS/FEMA Region IX

www.fema.gov
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Martorella, Domenique [CDD]

From: Laurel Boyd <boyd@sjcog.org>

Sent: Tuesday, April 7, 2020 8:52 AM

To: Martorella, Domenique [CDD]; Girardi, Frank [CDD]; Williams, Keia [CDD]; Asio, Allen
[CDD]

Cc: ‘mike@mseng.comcastbiz.net’; ‘innkeeper@theinnatlockehouse.com'

Subject: RE: Neighborhood Referral for Use Permit No. PA-19000306.

Attachments: RTLJ- County_PA-1900036 (UP)_051-210-13, -70_April 2020.pdf

Good morning Domenique,

Attached is SJCOG, Inc.’s response to PA-1900036 (UP). The project is mapped as urban (fee exempt/$0.00) and will
require some biological oversite with no additional cost to the project proponent.

Please let me know if you have any questions.
Sincerely,

Laurel K Boyd

Associate Habitat Planner
SJCOG, Inc.

555 E. Weber Avenue
Stockton, CA 95202

Phone: (209) 235-0600

Fax: (209) 235-0438

Email: boyd@sjcog.org

From: Martorella, Domenique [CDD] <dmartorella@sjgov.org>

Sent: Tuesday, March 31, 2020 12:00 PM

To: Girardi, Frank [CDD] <fgirardi@sjgov.org>; Williams, Keia [CDD] <klwilliams@sjgov.org>; Asio, Allen [CDD]
<aasio@sjgov.org>

Ce: 'mike @ mseng.comcastbiz.net' <mike@mseng.comcastbiz.net>; 'innkeeper@theinnatlockehouse.com'
<innkeeper@theinnatlockehouse.com>

Subject: Neighborhood Referral for Use Permit No. PA-19000306.

Please see the attached document for project PA-1900036 (UP). The Initial Study and supporting documents have been
uploaded to the Community Development Department website and the project file in Permits Plus.

Thank you,
Domenique Martorella

Office Assistant Specialist

Community Development Department

Main Office: (209) 468-3121

Direct: (209) 953-7307

Fax: (209) 468-3163

Please also visit us On-line: https:/www.sjgov.org/commdev

i
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THIS E-MAIL IS INTENDED ONLY FOR THE ADDRESSEE(S) AND MAY CONTAIN
CONFIDENTIAL INFORMATION. IF YOU ARE NOT THE INTENDED RECIPIENT, YOU ARE
HEREBY NOTIFIED THAT ANY USE OF THIS INFORMATION OR DISSEMINATION,
DISTRIBUTION, OR COPYING OF THIS E-MAIL IS STRICTLY PROHIBITED. IF YOU HAVE
RECEIVED THIS E-MAIL IN ERROR, PLEASE NOTIFY THE SENDER IMMEDIATELY.
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SJCOG, Inc.

555 East Weber Avenue e Stockton, CA 95202 e (209) 235-0600 « FAX (209) 235-0438

San Joaquin County Multi-Species Habitat Conservation & Open Space Plan (SJMSCP)

SJMSCP RESPONSE TO LOCAL JURISDICTION (RTLJ)
ADVISORY AGENCY NOTICE TO SJCOG, Inc.

To: Frank Girardi, San Joaquin County, Community Development Department
From: Laurel Boyd, SJCOG, Inc.

Date: April 7, 2020

-Local Jurisdiction Project Title: PA-1900036 (UP)

Assessor Parcel Number(s):  198-210-13,-70

Local Jurisdiction Project Number: PA-190036 (UP)

Total Acres to be converted from Open Space Use: Unknown

Habitat Types to be Disturbed: Urban Habitat Land

Species Impact Findings: Findings to be determined by SIMSCP biologist.

Dear Mr. Hernandez:

SJCOG, Inc. has reviewed the project referral for PA-1900036 (UP). This project consists of a Use Permit Application for
a change in use of a Historical Resource pursuant to Development Title Section 9-1053.5 in two (2) phases over three (3)
years. Phase 1 to include a conversion of an existing 2,937 square foot storage building into @ community assembly hall.
This building is listed as a National Registered Historical Places building and was originally used as an assembly hall.
Phase 1 also includes the construction of a 600 square foot covered patio and grading to provide thirty-five (35) parking
spaces as required by the Development Title. Phase 2 includes grading for seven (7) additional parking spaces for the
community assembly hall which exceeds the Development Title standards and is not a requirement for the project. The
community assembly hall will operate from 8 a.m. to 10 p.m. four (4) days per week on variable days with two (2)
employees with a maximum of 100 customers. The community assembly hall proposes to have twenty-five (25) indoor
and outdoor events per year with amplified music and sound on Friday, Saturday, or Sunday during the hours of 11 a.m.
to 9 p.m. for the outdoor events, and 11 a.m. to 10 p.m. for the indoor events. The outdoor events will be located adjacent
to the community center building to the south east in an open lawn area. The community assembly hall also proposes 100
events per year that will not include amplified music or sound on variable days during the week from 9 a.m. to 9 p.m. An
existing bed and breakfast inn is located on-site in the historic Locke House building. The parcel will be served by public
sewer and water by the Lockeford Community Service District. A private well exists on-site for irrigation uses. Stormwater
drainage will be retained on-site. Access to the parcel will be off of North Elliott Road. The project site is located on the
north side of North Elliott Road, 140 feet north of East Laird Street, Lockeford (APN/Address: 051-210-13, -70/19960
North Elliott Road, Lockeford).

San Joaquin County is a signatory to San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SJMSCP). Participation in the SIMSCP satisfies requirements of both the state and federal endangered species acts,
and ensures that the impacts are mitigated below a level of significance in compliance with the California Environmental
Quality Act (CEQA). The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate Incidental Take
Minimization Measure are properly implemented and monitored and that appropriate fees are paid in compliance with the
SJMSCP. Although participation in the SIMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware that if
project applicants choose against participating in the SIMSCP, they will be required to provide alternative mitigation in an
amount and kind equal to that provided in the SIMSCP.

This Project is subject to the SJMSCP. This can be up to a 30 day process and it is recommended that the project
applicant contact SIMSCP staff as early as possible. It is also recommended that the project applicant obtain an
information package. http://www.sicoa.org

Please contact SIMSCP staff regarding completing the following steps to satisfy SIMSCP requirements:

. Schedule a SIMSCP Biologist to perform a pre-construction survey prior to any ground disturbance

" SJMSCP Incidental take Minimization Measures and mitigation requirement:
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L. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the project applicant prior to any
ground disturbance but no later than six (6) months from receipt of the ITMMs. If TTMMs are not signed within six months, the applicant
must reapply for STMSCP Coverage. Upon receipt of signed ITMMs from project applicant, SICOG, Inc, staff will sign the ITMMs. This
is the effective date of the ITMMs.

2, Under no eircumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.

3. Upon issuance of fully executed ITMMSs and prior to any ground disturbance, the project applicant must:

a.  Postabond for payment of the applicable SIMSCP fee covering the entirety of the project acreage being covered (the bond
should be valid for no longer than a 6 month period); or
b.  Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
c.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
d.  Purchase approved mitigation bank credits.
4. Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever oceurs first, the project applicant must:
a.  Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or
b.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
c.  Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

] Receive your Certificate of Payment and release the required permit
It shouid be noted that if this praject has any potential impacts to waters of the United States [pursuant to Section 404 Clean Water Act], it would require
the project to seek voluntary coverage through the unmapped process under the SUIMSGP which couid take up fo 90 days. It may be prudent to obtain a
preliminary wetlands map from & qualified consultant. If waters of the United States are confirmed on the project site, the Corps and the Regional Water

Quality Control Board (RWQCB) would have regulatory authority over those mapped areas [pursuant to Section 404 and 401 of the Clean Water Act
respectively] and permits would be required from each of these resource agencies prior to grading the project site.

If you have any questions, please call (209) 235-0600.
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S JCOG, Inc.
San Joaguin County Multi-Species Habitat Conservation & Open Space Plan
——— e

555 Fast Weber Avenue o Stockton, CA 95202 e (209) 235-0600  FAX (209) 235-0438

SJMSCP HOLD

TO: Local Jurisdiction: Community Development Department, Planning Department, Building

Department, Engineering Department. Survey Department, Transportation Department.
Other:

FROM:  Laurel Boyd, SJCOG, Inc.

DO NOT AUTHORIZE SITE DISTURBANCE
DO NOT ISSUE A BUILDING PERMIT
DO NOT ISSUE FOR THIS PROJECT

The landowner/developer for this site has requested coverage pursuant to the San Joaquin County Multi-
Species Habitat Conservation and Open Space Plan (SIMSCP). In accordance with that agreement, the
Applicant has agreed to:

1)  SJMSCP Incidental Take Minimization Measures-and mitigation requirement:

1. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the
project applicant prior to any ground disturbance but no later than six (6) months from receipt of the ITMMs.
If ITMMs are not signed within six months, the applicant must reapply for SIMSCP Coverage. Upon receipt
of signed ITMMs from project applicant, SJCOG, Inc. staff will sign the ITMMs. This is the effective date
of the ITMMs.
2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.
3. Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:
a. Post a bond for payment of the applicable SIMSCP fee covering the entirety of the project acreage
being covered (the bond should be valid for no longer than a 6 month period); or
b. Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or
¢. Dedicate land in-lieu of fees, either as conservation easements or fee title; or
d. Purchase approved mitigation bank credits.
4. Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs
first, the project applicant must:
a. Pay the appropriate STMSCP for the entirety of the project acreage being covered; or
b. Dedicate land in-lieu of fees, either as conservation easements or fee title; or
¢. Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

Project Title: PA-1800036 (UP)

Landowner: Dean & Connie Thayer Applicant: Mike Smith Engineering, Inc.

Assessor Parcel #s:051-210-13, -70

T R , Section(s):

Local Jurisdiction Contact: Frank Girardi

The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate
Incidental Take Minimization Measures are properly implemented and monitored and that
appropriate fees are paid in compliance with the SJMSCP.
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SJCOQG, Inc

555 East Weber Avenue e Stockton, CA 95202 & (209) 235-0600 e FAX (209) 235-0438

San Joaquin County Multi-Species Habitat Conservation & Open Space Plan (SJ]MSCP)

SJMSCP RESPONSE TO LOCAL JURISDICTION (RTL])
ADVISORY AGENCY NOTICE TO SJCOG, Inc.

To: Frank Girardi, San Joaquin County, Community Development Department
From: Laurel Boyd, SJCOG, Inc.

Date: June 5, 2019

-Local Jurisdiction Project Title: PA-1900036 (UP)

Assessor Parcel Number(s):  051-210-13,-70

Local Jurisdiction Project Number: PA-1900036 (UP)

Total Acres to be converted from Open Space Use: Unknown

Habitat Types to be Disturbed: Urban Habitat Land

Species Impact Findings: Findings to be determined by SIMSCP biologist.

Dear Mr. Girardi:

SJCOG, Inc. has reviewed the application referral for PA-1900036 (UP). This project consists of a Use Permit application
for a change in use of a historical resource pursuant to Development Title Section 9-1053.5. the change in use includes
the conversion of an existing 2,937 square foot agricultural storage building into a community assembly hall. This building
is listed as a National Registered Historical Places building and was originally used as an assembly hall. This project also
includes the construction of a 555square foot building to be used as a restroom, shower, and storage building. The
community assembly hall will operate from 8:00 am to 10:00 pm, four (4) days per week on variable days. The parcel will
be served by public sewer and water by the Lockeford Community Service district. A private well exists on-site for
irrigation use. Stormwater drainage will be retained on-site. The project site is located on the north side of North Elliot
Road, at the terminus of East Laird Street, Lockeford (APN/Address: 051-210-3, -70/19960 North Elliot Road, Lockeford).

San Joaquin County is a signatory to San Joaquin County Multi-Species Habitat Conservation and Open Space Plan
(SJMSCP). Participation in the SIMSCP satisfies requirements of both the state and federal endangered species acts,
and ensures that the impacts are mitigated below a level of significance in compliance with the California Environmental
Quality Act (CEQA). The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate Incidental Take
Minimization Measure are properly implemented and monitored and that appropriate fees are paid in compliance with the
SJMSCP. Although participation in the SIMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware that if
project applicants choose against participating in the SUIMSCP, they will be required to provide alternative mitigation in an
amount and kind equal to that provided in the SIMSCP.

This Project is subject to the SIMSCP. This can be up to a 30 day process and it is recommended that the project
applicant contact SIMSCP staff as early as possible. It is also recommended that the project applicant obtain an
information package. http://www.sjcog.org

Please contact SIMSCP staff regarding completing the following steps to satisfy SIMSCP requirements:

" Schedule a SIMSCP Biologist to perform a pre-construction survey prior to any ground disturbance
. SJMSCP Incidental take Minimization Measures and mitigation requirement:

1. Incidental Take Minimization Measures (TTMMs) will be issued to the project and must be signed by the project applicant prior to any
ground disturbance but no later than six (6) months from receipt of the ITMMs. If ITMMs are not signed within six months, the applicant
must reapply for SIMSCP Coverage. Upon receipt of signed ITMMs from project applicant, SICOG, Inc. staff will sign the ITMMs. This
is the effective date of the ITMMs.

2. Under no circumstance shall ground disturbance oceur without compliance and satisfaction of the TTMMs,

3. Upon issuance of fully executed TTMMs and prior to any ground disturbance, the project applicant must:

a.  Postabond for payment of the applicable SIMSCP fee covering the entirety of the project acreage being covered (the bond
should be valid for no longer than a 6 month period); or

b.  Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or

¢.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
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d.  Purchase approved mitigation bank credits.
4. Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs first, the project applicant must:
a.  Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or
b.  Dedicate land in-lieu of fees, either as conservation easements or fee title; or
c.  Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

= Receive your Certificate of Payment and release the required permit
It should be noted that if this profect has any potential impacts to waters of the United States [pursuant to Section 404 Clean Water Act], it wouid require
the project to seek voluntary coverage through the unmapped process under the SIMSCP which could take up to 90 days. It may be prudent to obtain a
praliminary wetiands map from a qualified consultant. If waters of the United States are confirmed on the project site, the Corps and the Regional Water

Quality Control Board (RWQCB) would have regulatory authority over those mapped areas fpursuant to Section 404 and 4071 of the Clean Water Act
respectively] and permits would he required from each of these resource agencies prior to grading the project site.

If you have any questions, please call (209) 235-0600.
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JCOG, Inc.

San Joaguin County Multi-Species Habitat Conservation & Open Space Plan

555 Bast Weber Avenue @ Stockton, CA 95202 e (209) 235-0600 @ FAX (209) 235-0438

SJMSCP HOLD

TO: Local Jurisdiction: Community Development Department, Planning Department, Building

Department, Engineering Department, Survey Department, Transportation Department
Other:

FROM: Laurel Boyd, SJCOG, Inc.

DO NOT AUTHORIZE SITE DISTURBANCE
DO NOT ISSUE A BUILDING PERMIT
DO NOT ISSUE __ FOR THIS PROJECT

The landowner/developer for this site has requested coverage pursuant to the San Joaguin County Multi-
Species Habitat Conservation and Open Space Plan (SIMSCP). In accordance with that agreement, the

Applicant has agreed to:

1) SJMSCP Incidental Take Minimization Measures and mitigation requirement:

1. Incidental Take Minimization Measures (ITMMSs) will be issued to the project and must be signed by the
project applicant prior to any ground disturbance but no later than six (6) months from receipt of the ITMMs.
Tf TTMMs are not signed within six months, the applicant must reapply for SIMSCP Coverage. Upon receipt
of signed ITMMs from project applicant, SICOG, Inc. staff will sign the ITMMs. This is the effective date

of the ITMMs.
2. Under no circumstance shall ground disturbance occur without compliance and satisfaction of the ITMMs.

3. Upon issuance of fully executed ITMMs and prior to any ground disturbance, the project applicant must:
Post a bond for payment of the applicable STMSCP fee covering the entirety of the project acreage
being covered (the bond should be valid for no longer than a 6 month period); or

b. Pay the appropriate SIMSCP fee for the entirety of the project acreage being covered; or

c. Dedicate land in-lieu of fees, either as conservation easements or fee title; or

d. Purchase approved mitigation bank credits.
4. Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs

first, the project applicant must:
a. Pay the appropriate SIMSCP for the entirety of the project acreage being covered; or

b. Dedicate land in-lieu of fees, either as conservation easements or fee title; or

¢. Purchase approved mitigation bank credits.
Failure to satisfy the obligations of the mitigation fee shall subject the bond to be called.

Project Title: PA-1900036 (UP)
Landowner: Dean and Connie Thayer Applicant: Mike Smith Engineering, Inc.

a.

Assessor Parcel #s; 051-210-13, -70

T R ,Section(s):____

Local Jurisdiction Contact:_Frank Girardi

The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate
Incidental Take Minimization Measures are properly implemented and monitored and that
appropriate fees are paid in compliance with the SIMSCP.
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SAN JO QUIN FARM BUREAT FEDERATION
o MEETING TODAY'S CHALLENGES / PLANNING FOR TOMORROW

May 6, 2020

San Joaquin County Community Development Department
Development Services Division

Attn: Frank Girardi

1810 E. Hazelton Avenue

Stockton, CA 95205

RE: PA-1900036 (UP)
Dear Mr. Girardi:

The San Joaquin Farm Bureau Federation is a private, non-profit volunteer organization that has
been committed to protecting the agricultural resources in San Joaquin County for over 100
years. The preservation of an ever diminishing amount of agricultural land remains one of our
highest priorities.

In regard to this application, the land is zoned AG-40. This application is for the conversion of
an agricultural building to a community assembly hall, which is not an agricultural use. The
application does not indicate any proposal for a zone change. Accordingly, we must oppose this
application as an incompatible use in the Ag zone. We believe this type of use belongs in the
urban zone. As such, this conversion would then be subject to the San Joaquin County
Agricultural Mitigation Ordinance.

Section 9-1080.3(a)(2) provides that the county shall require agricultural mitigation for:
“4 Zoning Reclassification that changes the permitted uses from agriculture io a
nonagricultural use, regardless of the General Plan designation”

This section is directly applicable to this project because it is a non-agricultural use for a zone in
which the permitted uses are agriculture. Furthermore, this section speaks to the fact that
mitigation is still required even though the zone has a current General Plan designation of
agriculture/urban reserve. We ask that the applicant furnish the requisite agricultural mitigation
under section 9-1080.

Because of the unique nature of this invaluable resource, we oppose the use of agricultural land
for events. This application is requesting to hold 25 events on weekends and 100 events during
the week every year. Uses that are open to the general public are not agricultural in nature and
are disruptive to adjacent agricultural uses because of traffic and parking, setbacks, and event
concerns. Non-agricultural uses on agriculturally zoned property presents many challenges and
conflicts for existing, commercially productive agricultural operations that neighbor these sites.
Agricultural operations vary with different times of the year, which non-rural visitors may not be
use to and find inconvenient to themselves without regard to the necessity of the timing and
procedure for the grower to produce quality and safe food. Growers are under tremendous
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pressure from various regulatory agencies because of the integration of public uses in rural,
agricultural areas.

Should this project move forward, the applicants must acknowledge the Right to Farm ordinance
and minimize disruption to the commercial agricultural production in the vicinity of the project
site. In addition, adequate setbacks should be required to limit potential contamination issues
impacts to those neighboring agricultural production in regard to food safety.

Please keep us informed as this project moves forward.

Sincerely,

Y

C

David Strecker
President

Planning Commission Staff Report, PA-1900036 (UP)
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SAN JO.” QUIN FARM BUREAU “EDERATION

MEETING TODAY'S CHALLENGES / PLANNING FOR TOMORROW

? 4
4

May 29,2019 2~ :

San J oéquin County Community Development Department
Development Services Division

Attn: Frank Girardi

1810 E. Hazelton Avenue

Stockton, CA 95205

RE: PA-1900036 (UP)
Dear Mr. Girardi:

The San Joaquin Farm Bureau Federation is a private, non-profit volunteer organization that has
been committed to protecting the agricultural resources in San Joaquin County for over 100
years. The preservation of an ever diminishing amount of agricultural land remains one of our
highest priorities.

In regard to this application, the land is zoned AG-40. This application is for the conversion of
an agricultural building to a community assembly hall, which is not an agricultural use. The
application does not indicate any proposal for a zone change. Accordingly, we must oppose this
application as an incompatible use in the Ag zone. We believe this type of use belongs in the
urban zone. As such, this conversion would then be subject to the San Joaquin County
Agricultural Mitigation Ordinance.

Section 9-1080.3(a)(2) provides that the county shall require agricultural mitigation for:
“A4 Zoning Reclassification that changes the permitted uses from agriculture to a
nonagricultural use, regardless of the General Plan designation”

This section is directly applicable to this project because it is a non-agricultural use for a zone in
which the permitted uses are agriculture. Furthermore, this section speaks to the fact that
mitigation is stili required even though the zone has a current General Plan designation of
agriculture/urban reserve. We ask that the applicant furnish the requisite agricultural mitigation
under section 9-1080.

Because of the unique nature of this invaluable resource, we oppose the use of agricultural land
for events. Uses that are open to the general public are not agricultural in nature and are
disruptive to adjacent agricultural uses because of traffic and parking, setbacks, and event
concerns. Non-agricultural uses on agriculturally zoned property presents many challenges and
conflicts for existing, commercially productive agricultural operations that neighbor these sites.
Agricultural operations vary with different times of the year, which non-rural visitors may not be
use to and find inconvenient to themselves without regard to the necessity of the timing and
procedure for the grower to produce quality and safe food. Growers are under tremendous
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pressure from various regulatory agencies because of the integration of public uses in rural,
agricultural areas.

Should this project move forward, the applicants must acknowledge the Right to Farm ordinance
and minimize disruption to the commereial agricultural production in the vicinity of the project
site. In addition, adequate setbacks should be required to limit potential contamination issues
impacts to those neighboring agricultural production in regard to food safety.

Please keep us informed as this project moves forward.
Sincerely,
o Soviane
H o TAc
Jim Ferrari
President

Planning Commission Staff Report, PA-1900036 (UP)
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Land Management

... Electric Company 6111 Bollnger Canyon Road 33704
o e SR San Ramon, CA 84583

m Pacific Gas and Plan Review Team PGEPlanReview@pge.com
1

May 24, 2019

Frank Girardi

San Joaquin County
1810 East Hazelton Ave
Stockton, CA 95205

Ref: Gas and Electric Transmission and Distribution
Dear Mr. Girardi,

Thank you for submitting 19960 North Elliott Rd - PA-1900036 plans for our review. PG&E will
review the submitted plans in relationship to any existing Gas and Electric facilities within the
project area. If the proposed project is adjacent/or within PG&E owned property and/or
easements, we will be working with you to ensure compatible uses and activities near our
facilities.

Attached you will find information and requirements as it relates to Gas facilities (Attachment 1)
and Electric facilities (Attachment 2). Please review these in detalil, as it is critical to ensure
your safety and to protect PG&E's facilities and its existing rights.

Below is additional information for your review:

1. This plan review process does not replace the application process for PG&E gas or
electric service your project may require. For these requests, please continue to work
with PG&E Service Planning: httos://www.pge.com/en US/business/services/building-
and-renovation/overview/overview.page.

2. If the project being submitted is part of a larger project, please include the entire scope
of your project, and not just a portion of it. PG&E'’s facilities are to be incarporated within
any CEQA document. PG&E needs to verify that the CEQA document will identify any
required future PG&E services.

3. An engineering deposit may be required to review plans for a project depending on the
size, scope, and location of the project and as it relates to any rearrangement or new
installation of PG&E facilities.

Any proposed uses within the PG&E fee strip and/or easement, may include a California Public
Utility Commission (CPUC) Section 851 filing. This requires the CPUC to render approval for a
conveyance of rights for specific uses on PG&E’s fee strip or easement. PG&E will advise if the
necessity to incorporate a CPUC Section 851filing is required.

This letter does not constitute PG&E's consent to use any portion of its easement for any
purpose not previously conveyed. PG&E will provide a project specific response as required.

Sincerely,

Plan Review Team
Land Management

PG&E Gas and Electric Facilities Page 1
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Pacific Gas and
Electric Company’

Attachment 1 — Gas Facilities

There could be gas transmission pipelines in this area which would be considered critical
facilities for PG&E and a high priority subsurface installation under California law. Care must be
taken to ensure safety and accessibility. So, please ensure that if PG&E approves work near
gas transmission pipelines it is done in adherence with the below stipulations. Additionally, the
following link provides additional information regarding legal requirements under California
excavation laws: http://usanorth811.org/wp-content/uploads/2017/05/CA-LAW-English .pdf

1. Standby Inspection: A PG&E Gas Transmission Standby Inspector must be present
during any demolition or construction activity that comes within 10 feet of the gas pipeline. This
includes all grading, trenching, substructure depth verifications (potholes), asphalt or concrete
demolition/removal, removal of trees, signs, light poles, etc. This inspection can be coordinated
through the Underground Service Alert (USA) service at 811. A minimum notice of 48 hours is
required. Ensure the USA markings and notifications are maintained throughout the duration of
your work.

2. Access: At any time, PG&E may need to access, excavate, and perform work on the gas
pipeline. Any construction equipment, materials, or spoils may need to be removed upon notice.
Any temporary construction fencing installed within PG&E’s easement would also need to be
capable of being removed at any time upon notice. Any plans to cut temporary slopes
exceeding a 1:4 grade within 10 feet of a gas transmission pipeline need to be approved by
PG&E Pipeline Services in writing PRIOR to performing the work.

3. Wheel Loads: To prevent damage to the buried gas pipeline, there are weight limits that
must be enforced whenever any equipment gets within 10 feet of traversing the pipe.

Ensure a list of the axle weights of all equipment being used is available for PG&E’s Standby
Inspector. To confirm the depth of cover, the pipeline may need to be potholed by hand in a few
areas.

Due to the complex variability of tracked equipment, vibratory compaction equipment, and
cranes, PG&E must evaluate those items on a case-by-case basis prior to use over the gas
pipeline (provide a list of any proposed equipment of this type noting model numbers and
specific attachments).

No equipment may be set up over the gas pipeline while operating. Ensure crane outriggers are
at least 10 feet from the centerline of the gas pipeline. Transport trucks must not be parked over
the gas pipeline while being loaded or unloaded.

4, Grading: PG&E requires a minimum of 36 inches of cover over gas pipelines (or existing
grade if less) and a maximum of 7 feet of cover at all locations. The graded surface cannot
exceed a cross slope of 1:4.

5. Excavating: Any digging within 2 feet of a gas pipeline must be dug by hand. Note that
while the minimum clearance is only 12 inches, any excavation work within 24 inches of the
edge of a pipeline must be done with hand toals. So to avoid having to dig a trench entirely with
hand tools, the edge of the trench must be aover 24 inches away. (Doing the math for a 24 inch
wide trench being dug along a 36 inch pipeline, the centerline of the trench would need to be at
least 54 inches [24/2 + 24 + 36/2 = 54] away, or be entirely dug by hand.)

PG&E Gas and Electric Facilities Page 2
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w14 Electric Company

Water jetting to assist vacuum excavating must be limited to 1000 psig and directed at a 40°
angle to the pipe. All pile driving must be kept a minimum of 3 feet away.

Any plans to expose and support a PG&E gas transmission pipeline across an open excavation
need to be approved by PG&E Pipeline Services in writing PRIOR to performing the work.

6. Boring/Trenchless Installations: PG&E Pipeline Services must review and approve all
plans to bore across or parallel to (within 10 feet) a gas transmission pipeline. There are
stringent criteria to pothole the gas transmission facility at regular intervals for all parallel bore
installations.

For bore paths that cross gas transmission pipelines perpendicularly, the pipeline must be
potholed a minimum of 2 feet in the horizontal direction of the bore path and a minimum of 12
inches in the vertical direction from the bottom of the pipe with minimum clearances measured
from the edge of the pipe in both directions. Standby personnel must watch the locator trace
(and every ream pass) the path of the bore as it approaches the pipeline and visually monitor
the pothole (with the exposed transmission pipe) as the bore traverses the pipeline to ensure
adequate clearance with the pipeline. The pothole width must account for the inaccuracy of the
locating equipment.

. Substructures: All utility crossings of a gas pipeline should be made as close to
perpendicular as feasible (90° +/- 15°). All utility lines crossing the gas pipeline must have a
minimum of 12 inches of separation from the gas pipeline. Parallel utilities, pole bases, water
line ‘kicker blocks', storm drain inlets, water meters, valves, back pressure devices or other
utility substructures are not allowed in the PG&E gas pipeline easement.

If previously retired PG&E facilities are in conflict with proposed substructures, PG&E must
verify they are safe prior to removal. This includes verification testing of the contents of the
facilities, as well as environmental testing of the coating and internal surfaces. Timelines for
PGA&E completion of this verification will vary depending on the type and location of facilities in
conflict.

8. Structures: No structures are to be built within the PG&E gas pipeline easement. This
includes buildings, retaining walls, fences, decks, patios, carports, septic tanks, storage sheds,
tanks, loading ramps, or any structure that could limit PG&E's ability to access its facilities.

9. Fencing: Permanent fencing is not allowed within PG&E easements except for
perpendicular crossings which must include a 16 foot wide gate for vehicular access. Gates will
be secured with PG&E corporation locks.

10. Landscaping: Landscaping must be designed to allow PG&E to access the pipeline for
maintenance and not interfere with pipeline coatings or other cathodic protection systems. No
trees, shrubs, brush, vines, and other vegetation may be planted within the easement area.
Only those plants, ground covers, grasses, flowers, and low-growing plants that grow
unsupported to a maximum of four feet (4') in height at maturity may be planted within the
easement area.

11. Cathodic Protection: PG&E pipelines are protected from corrosion with an “Impressed
Current” cathodic protection system. Any proposed facilities, such as metal conduit, pipes,

PG&E Gas and Electric Facilities Page 3
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service lines, ground rods, anodes, wires, etc. that might affect the pipeline cathodic protection
system must be reviewed and approved by PG&E Corrosion Engineering.

12. Pipeline Marker Signs: PG&E needs to maintain pipeline marker signs for gas
transmission pipelines in order to ensure public awareness of the presence of the pipelines.
With prior written approval from PG&E Pipeline Services, an existing PG&E pipeline marker sign
that is in direct conflict with proposed developments may be temporarily relocated to
accommadate construction work. The pipeline marker must be moved back once construction is
complete.

13. PG&E is also the provider of distribution facilities throughout many of the areas within
the state of California. Therefore, any plans that impact PG&E's facilities must be reviewed and
approved by PG&E to ensure that no impact occurs which may endanger the safe operation of
its facilities.

PG&E Gas and Electric Facilities Page 4
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Attachment 2 — Electric Facilities

Itis PG&E's policy to permit certain uses on a case by case basis within its electric
transmission fee strip(s) and/or easement(s) provided such uses and manner in which they are
exercised, will not interfere with PG&E's rights or endanger its facilities. Some
examples/restrictions are as follows:

1. Buildings and Other Structures: No buildings or other structures including the foot print and
eave of any buildings, swimming pools, wells or similar structures will be permitted within fee
strip(s) and/or easement(s) areas. PG&E'’s transmission easement shall be designated on
subdivision/parcel maps as “RESTRICTED USE AREA — NO BUILDING.”

2. Grading: Cuts, trenches or excavations may not be made within 25 feet of our towers.
Developers must submit grading plans and site development plans (including geotechnical
reports if applicable), signed and dated, for PG&E’s review. PG&E engineers must review grade
changes in the vicinity of our towers. No fills will be allowed which would impair ground-to-
conductor clearances. Towers shall not be left on mounds without adequate road access to
base of tower or structure.

3. Fences: Walls, fences, and other structures must be installed at locations that do not affect
the safe operation of PG&’s facilities. Heavy equipment access to our facilities must be
maintained at all times. Metal fences are to be grounded to PG&E specifications. No wall, fence
or other like structure is to be installed within 10 feet of tower footings and unrestricted access
must be maintained from a tower structure to the nearest street. Walls, fences and other
structures proposed along or within the fee strip(s) and/or easement(s) will require PG&E
review; submit plans to PG&E Centralized Review Team for review and comment.

4. Landscaping: Vegetation may be allowed; subject to review of plans. On overhead electric
transmission fee strip(s) and/or easement(s), trees and shrubs are limited to those varieties that
do not exceed 15 feet in height at maturity. PG&E must have access to its facilities at all times,
including access by heavy equipment. No planting is to occur within the footprint of the tower
legs. Greenbelts are encouraged.

5. Reservoirs, Sumps, Drainage Basins, and Ponds: Prohibited within PG&E’s fee strip(s)
and/or easement(s) for electric transmission lines.

6. Automobile Parking: Short term parking of movable passenger vehicles and light trucks
(pickups, vans, etc.) is allowed. The lighting within these parking areas will need to be reviewed
by PG&E; appraval will be on a case by case basis. Heavy equipment access to PG&E facilities
is to be maintained at all times. Parking is to clear PG&E structures by at least 10 feet.
Protection of PG&E facilities from vehicular traffic is to be provided at developer's expense AND
to PG&E specifications. Blocked-up vehicles are not allowed. Carports, canopies, or awnings
are not allowed.

7. Storage of Flammable, Explosive or Corrosive Materials: There shall be no storage of fuel or
combustibles and no fueling of vehicles within PG&E’s easement. No trash bins or incinerators
are allowed.

8. Streets and Roads: Access to facilities must be maintained at all times. Street lights may be
allowed in the fee strip(s) and/or easement(s) but in all cases must be reviewed by PG&E for
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proper clearance. Roads and utilities should cross the transmission easement as nearly at right
angles as possible. Road intersections will not be allowed within the transmission easement.

9. Pipelines: Pipelines may be allowed provided crossings are held to a minimum and to be as
nearly perpendicular as possible. Pipelines within 25 feet of PG&E structures require review by
PG&E. Sprinklers systems may be allowed; subject to review. Leach fields and septic tanks are
not allowed. Construction plans must be submitted to PG&E for review and approval prior to the
commencement of any construction.

10. Signs: Signs are not allowed except in rare cases subject to individual review by PG&E.

11. Recreation Areas: Playgrounds, parks, tennis courts, basketball courts, barbecue and light
trucks (pickups, vans, etc.) may be allowed; subject to review of plans. Heavy equipment
access to PG&E facilities is to be maintained at all times. Parking is to clear PG&E structures by
at least 10 feet. Protection of PG&E facilities from vehicular traffic is to be provided at
developer’s expense AND to PG&E specifications.

12. Construction Activity: Since construction activity will take place near PG&E'’s overhead
electric lines, please be advised it is the contractor's responsibility to be aware of, and observe
the minimum clearances for both workers and equipment operating near high voltage electric
lines set out in the High-Voltage Electrical Safety Orders of the California Division of Industrial
Safety (https://www.dir.ca.gov/Title8/sb5g2.html), as well as any other safety regulations.
Contractors shall comply with California Public Utilities Commission General Order 95
(http://www.cpuc.ca.gov/gos/GO95/go_95_startup page.html) and all other safety rules. No
construction may occur within 25 feet of PG&E’s towers. All excavation activities may only
commence after 811 pratocols has been followed.

Contractor shall ensure the protection of PG&E's towers and poles from vehicular damage by
(installing protective barriers) Plans for protection barriers must be approved by PG&E prior to
construction.

13. PG&E is also the owner of distribution facilities throughout many of the areas within the
state of California. Therefore, any plans that impact PG&E's facilities must be reviewed and
approved by PG&E to ensure that no impact occurs that may endanger the safe and reliable
operation of its facilities.

PG&E Gas and Electric Facilities Page 6
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MiwokK  United Auburn Indian Community
Maipu  of the Auburn Rancheria

Gene Whitehouse John L. Williams Calvin Moman Jason Camp Gabe Cayton
Chairman Vice Chairman Secretary Treasurer Council Member

June 12, 2019

Frank Girardi

County of San Joaquin
1810 E. Hazelton Ave
Stockton, CA 95201

RE: AB 52 Consultation Request for the Inn at Locke House Project, Lockeford, CA
Dear Frank Girardi,

The United Auburn Indian Community (UAIC) received a letter from the County of San Joaquin
dated 5/22/2019, formally notifying us of a proposed project, the Inn at Locke House Project in
Lockeford, and an opportunity to consult under AB 52. This letter is notice that UAIC would
like to initiate consultation under AB 52.

This letter is also a formal request to allow UAIC tribal representatives to observe and participate
in all cultural resource surveys, including initial pedestrian surveys for the project. Please send us
all existing cultural resource assessments, as well as requests for, and the results of, any records
searches that may have been conducted prior to our first consultation meeting. If tribal cultural
resources are identified within the project area, it is UAIC’s policy that tribal monitors must be
present for all ground disturbing activities. Finally, please be advised that UAIC’s strong
preference is to preserve tribal cultural resources in place and avoid them whenever possible.
Subsurface testing and data recovery must not occur without first consulting with UAIC and
receiving UAIC's written consent.

In the letter, Frank Girardi is identified as the lead contact person for consultation on the
proposed project. Melodi McAdams, our Cultural Resources Supervisor, will be UAIC's point of
contact for this consultation. Please contact Ms. McAdams, Cultural Resources Supervisor, at
(530) 328-1109 or email at mmcadams@auburnrancheria.com if you have any questions.

Tribal Office 10720 Indian Hill Road  Auburn, CA 95603  (530) 883-2390 FAX (530) 883-2380
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Thank you for involving UAIC in the planning process at an early stage. We ask that you make
this letter a part of the project record and we look forward to working with you to ensure that
tribal cultural resources are protected.

Sincerely, /]

"/'/I‘// _—
O
JYohn L. Williams, {, =1/l A/jé// /,/% o

Vice Chairman
/

/

CC: Matthew Moore, UAIC Tribal Historic Preservation Officer

Tribal Office 10720 Indian Hill Road Auburn, CA 95603  (530) 883-2390 FAX (530) 883-2380
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Protection Measures and Profocols

The United Auburn Indian Community has developed
the measures listed below to protect any unanticipated
finds of tribal cultural resources and achieve compliance
with federal and state cultural and environmental laws.

I: All work must stop IMMEDIATELY at that
location and within 100 feet of the find. Work
may be stopped by the tibal monitor or a
qualified archaeologist. Work can continue on
the rest of the project, as long as project
activities stay at least 100 feet away.

2. The on-site project/construction manager will
immediately be informed of the possible find
and contact a qualified archeologist or tribal
monitor of the find.

3. Under NO circumstances will any contractor or
employee collect the archaeological material.

4. Over the next days or weeks following the
discovery, a number of visitors may be present
in order to investigate and evaluate the find.
These may include: agency officials, the County
Coroner, professional archaeologists, members
of the tribe or the California Native American
Heritage Commission, the California Office of
Historic Preservation, and local representatives
of the historical society (if the find is historic in
nature). It is important for the integrity of the
find and for culturally-appropriate treatment,
and so that there is no violation issued, that
reasonable methods be taken to ensure that there
is no disturbance or damage (including theft) to
the find and its context and surrounding areas.

5 It is important to respect the direction of the
tribal monitor or other authorized tribal
representative regarding identification and
treatment of finds and to have some flexibility
regarding where work might be able
recommence outside of the find location area.

6. The location and nature of the discovery will be
strictly  confidential, shared only with
individuals that need to know.

Cultural Resource Examples

There are many types of archaeological resources. The most common kind of artifacts, or markers
of human activity that are found include stone tools, shell, beads, plant remains, animal bones, and
a type of dark soil called midden. Archaeology from the historic era can also be found: these kinds
of artifacts and features can include bottles, cans, ceramics, building foundations, bricks, and many
more.
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Tribal Cultural Resource — Awareness Training - Mitigation Measure

A consultant and construction worker tribal cultural resources awareness brochure and training
program for all personnel involved in project implementation will be developed in coordination
with interested Native American Tribes. The brochure will be distributed and the training will be
conducted in coordination with qualified cultural resources specialists and Native American
Representatives and Monitors from culturally affiliated Native American Tribes before any
stages of project implementation and construction activities begin on the project site. The
program will include relevant information regarding sensitive tribal cultural resources, including
applicable regulations, protocols for avoidance, and consequences of violating State laws and
regulations. The worker cultural resources awareness program will also describe appropriate
avoidance and minimization measures for resources that have the potential to be located on the
project site and will outline what to do and whom to contact if any potential archaeological
resources or artifacts are encountered. The program will also underscore the requirement for
confidentiality and culturally-appropriate treatment of any find of significance to Native
Americans and behaviors, consistent with Native American Tribal values.

United Auburn Indian Community
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Inadvertent Discoveries Mitigation veasure

If potential tribal cultural resources (TCRs), archaeological resources, other cultural resources,
articulated, or disarticulated human remains are discovered by Native American Representatives
or Monitors from interested Native American Tribes, qualified cultural resources specialists or
other Project personnel during construction activities, work will cease within 100 feet of the find
(based on the apparent distribution of cultural resources), whether or not a Native American
Monitor from a traditionally and culturally affiliated Native American Tribe is present. A
qualified cultural resources specialist and Native American Representatives and Monitors from
traditionally and culturally affiliated Native American Tribes will assess the significance of the
find and make recommendations for further evaluation and treatment as necessary. Culturally
appropriate treatment may be, but is not limited to, processing materials for reburial, minimizing
handling of cultural objects, leaving objects in place within the landscape, returning objects to a
location within the project area where they will not be subject to future impacts. The Tribe does
not consider curation of TCR’s to be appropriate or respectful and request that materials not be
permanently curated, unless requested by the Tribe.

Treatment that preserves or restores the cultural character and integrity of a Tribal Cultural
Resource may include Tribal Monitoring, culturally appropriate recovery of cultural objects, and
reburial of cultural objects or cultural soil. These recommendations will be documented in the
project record. For any recommendations made by traditionally and culturally affiliated Native
American Tribes that are not implemented, a justification for why the recommendation was not
followed will be provided in the project record.

If adverse impacts to tribal cultural resources, unique archeology, or other cultural resources
occurs, then consultation with UAIC and other traditionally and culturally affiliated Native
American Tribes regarding mitigation contained in the Public Resources Code sections
21084.3(2) and (b) and CEQA Guidelines section 15370 should occur, in order to coordinate for
compensation for the impact by replacing or providing substitute resources or environments.

United Auburn Indian Community
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Girardi, Frank [CDD]

From: Hernandez, Teddie [CDD]

Sent: Wednesday, May 6, 2020 2:20 PM
To: Girardi, Frank [CDD]

Subject: FW: Application No. PA-1900036 (UP)

Good afternoon Frank,
This comment letter was sent to me, but PA-1900036 (UP) is your project!

Thank you,

Teddie Hernandez | 209-468-8359
Associate Planner | Community Development

SN

Lsreafngss grows nere.

From: Richard Hawkins <richardh@buenavistatribe.com>
Sent: Thursday, April 16, 2020 1:36 PM

To: Hernandez, Teddie [CDD] <thernandez@sjgov.org>
Cc: Mike DeSpain <mike@buenavistatribe.com>

Subject: Application No. PA-1900036 (UP)

April 16, 2020

Ms. Teddie Hernandez

Community Development Department
San Joaguin County

1810 Hazelton Avenue

Stockton, CA 95205

Dear Ms. Hernandez,

Thank you for the notification dated April 6, 2020 and received April 15, 2020 about the project to develop property on
the north side of Elliot Rd. and 140 ft. north of East Laird Street, Lockeford, California.

This office has no tribal knowledge of cultural resources present there and after review of the document and
examination of the property by viewing images using the Google satellite map application, it is determined there is no

objection by this office for commencement of the project.

If, however cultural resources are encountered during the work, Buena Vista Rancheria requests additional notification
so action may be taken to protect and preserve them.

Respectfully,
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Richard Hawkins
THPO Coordinator

Buena Vista Rancheria

1418 20th Street, Suite 200
Sacramento, CA 95811
richardh(@buenavistatribe.com

Office: (916) 941-0011 ext. 255
Cell: (209) 890-5685
Fax: (916) 941-0012
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CENTRAL CALIFORNIA INFORMATION CENTER

California Historical Resources Information System
Department of Anthropology - California State University, Stanislaus
One University Circle, Turlock, California 95382
(209) 667-3307

Alpine, Calaveras, Mariposa, Merced, San Joaquin, Stanislaus & Tuolumne Counties

Date: September 20, 2019 CCalC Records Search File #: 11199L
Re: Project: PA-1900036 (UP) located at 19960 N.
Elliott Road, Lockeford; APN#051-210-13:
Proposed conversion of Locke Barn into community
assembly hall; and proposed construction of new building
connected to sewer and water.

Frank Girardi, Associate Planner

San Joaquin County Community Development Department
1810 E. Hazelton Avenue

Stockton, CA 95205 Email: fgirardi@sjgov.org

Dear Mr. Girardi,

We have conducted a records search as per your request for the above-referenced project area
located on the Lockeford USGS 7.5-minute quadrangle map in San Joaquin County.

Search of our files includes review of our maps for the specific project area and the immediate
vicinity of the project area, and review of the National Register of Historic Places (NRHP), the
California Register of Historical Resources (CRHR), the California Inventory of Historic
Resources (1976), the California Historical Landmarks (1990), and the California Points of
Historical Interest listing (May 1992 and updates), the Directory of Properties in the Historic
Property Data File (HPDF) and the Archaeological Determinations of Eligibility (ADOE)
(Office of Historic Preservation current electronic files dated 03-20-2014 and 04-05-2012,
respectively), the Survey of Surveys (1989), the Caltrans State and Local Bridges Inventory, GLO
Plats, and other pertinent historic data available at the CCalC for each specific county.

The following details the results of the records search:
Prehistoric or historic resources within the project area:

1. Prehistoric archaeological resources/Tribal resources: None have been reported to the CCalC
at this time. However, this does not preclude their presence in this area. Please also note that you
will also have to make an inquiry with the California NATHC (Native American Heritage
Commission, also mentioned on the last page of this letter, phone 916-373-3710) for possible
historical resource information not in the CHRIS Inventory.

2. Historic-era archaeological resources: None have been reported to the CCalC at this time, but
previously-unknown resources may be possible on and under the surface.
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3. Historic properties: As you are aware, the Locke Barn and Home (CCalC Primary file #P-39-
000488) are both listed on the NRHP and the CRHR. The property is also listed in California
Inventory of Historic Resources (DPR, 1976) under the theme Economic/Industrial.

4, Other historic data on file for the property: Lithograph CIX in History of San Joaguin County,
California with Hlustrations (Thompson and West 1879; 1968 reprint) depicts the residence and
farm of D.J. Locke. The 3-story house and the barn (the barn to be converted) is shown, as well
as one outbuilding near the barn (roughly where the solar panels are now, or in the area between
the panels and the driveway). Two more barns and several other outbuildings are shown as well;
their former locations would not be on the current project parcel (see below).

Prehistoric or historic resources within the immediate vicinity of the project area:

None have been reported to the CCalC. However, the area where the other barns and
outbuildings are shown on the lithograph mentioned above may have subsurface sensitivity for
historic-era resources. These structures would have been at least partly in the area that is now on
the other side of Elliott Road, across from the Locke House and Barn (Elliott Road bisecting the
old ranch). That area may also be sensitive for subsurface prehistoric resources.

Resources that are known to have value to local cultural groups:

None have been formally reported to the Information Center.

Previous investigations within the project area:

None have been reported to the CCalC.

Recommendations/Comments:

(1) Based on existing data in our files the project area has a moderate-to-high sensitivity for
the possible discovery of both prehistoric and historic-era archaeological resources, on
and (primarily) under the surface. We recommend consultation with a qualified
professional archaeologist prior to construction of the new building and any associated
infrastructure (sewer, water, electricity) that will involve ground disturbance.

(2) We recommend consultation with a qualified architectural historian or historic architect
regarding the conversion of the Locke Barn, in order to preserve its historic and
architectural qualities.
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Please be advised that a historical resource is defined as a building, structure, object, prehistoric
or historic archaeological site, or district possessing physical evidence of human activities over
45 years old. Since the project area has not been subject to previous investigations, there may be
unidentified features involved in your project that are 45 years or older and considered as
historical resources requiring further study and evaluation by a qualified professional of the
appropriate discipline.

If archaeological resources are encountered, work should be temporarily halted in the vicinity of
the discovered materials and workers should avoid altering the materials and their context until a
qualified professional archaeologist has evaluated the situation and provided appropriate
recommendations. Project personnel should not collect cultural resources.

If at any time you might require the services of a qualified professional the Statewide Referral
List for Historical Resources Consultants is posted for your use on the internet at

http://chrisinfo.org

If human remains are discovered, California Health and Safety Code Section 7050.5 requires you
to protect the discovery and notify the county coroner, who will determine if the find is Native
American. If the remains are recognized as Native American, the coroner shall then notify the
Native American Heritage Commission (NAHC). California Public Resources Code Section
5097.98 authorizes the NAHC to appoint a Most Likely Descendant (MLD) who will make
recommendations for the treatment of the discovery.

We further advise you that if you retain the services of a historical resources consultant, the firm
or individual you retain is responsible for submitting any report of findings prepared for you to
the Central California Information Center, including one copy of the narrative report and copies
of any records that document historical resources found as a result of field work, preferably in
PDF format. If the consultant wishes to obtain copies of materials not included with this records
search reply, additional copy or records search fees may apply.

Due to processing delays and other factors, not all of the historical resource reports and resource
records that have been submitted to the State Office of Historic Preservation are available via
this records search. Additional information may be available through the federal, state, and local
agencies that produced or paid for historical resource management work in the search area.

Additionally, Native American tribes have historical resource information not in the
CHRIS Inventory, and you should contact the California Native American Heritage
Commission (phone 916-373-3710) for information on local/regional tribal contacts.

The California Office of Historic Preservation (OHP) contracts with the California Historical
Resources Information System’s (CHRIS) regional Information Centers (ICs) to maintain
information in the CHRIS inventory and make it available to local, state, and federal agencies,
cultural resource professionals, Native American tribes, researchers, and the public.
Recommendations made by IC coordinators or their staff regarding the interpretation and
application of this information are advisory only. Such recommendations do not necessarily
represent the evaluation or opinion of the State Historic Preservation Officer in carrying out the
OHP’s regulatory authority under federal and state law.
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We thank you for contacting this office regarding historical resource preservation. Please let us
know when we can be of further service. Please sign and return the attached Access Agreement
Short Form.

Note: Billing is normally transmitted separately via email from the Financial Services office
(current charges $150.00, Paid in full in advance), invoice generated affer completion of the

records search and payable within 60 days of receipt of the invoice. Please note that we
have received the payment of $150.00 in advance, by check from Connie
Thayer, property owner.

Sincerely,

Robin Hards, Assistant Research Technician
Central California Information Center
California Historical Resources Information System

Copy of invoice to Laurie Marroquin, Financial Services (lamarroquin(@csustan.edu)
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To whom May concern —

| am writing you regarding the event permit for The Inn at Locke House, Application PA -1900036(UP). |
encourage you to reject their permit request.

Let me begin by sharing a bit of my background. In 1949, Dean Jewett Locke came to California by
wagon train with the Boston-Newton Party. This was my great-great-grandfather. He purchased a
Spanish land grant which included the area where Lockeford sits today. After returning to Boston to
marry Delia Hammond, he returned to the area and built a wood structure to live in while constructing
the brick house which is now known as the Inn at Locke House. Fast forward to 1914 and my
grandparents, Tip Anderson and Lottie Locke Anderson returned to the area, remodeled that same
house, which had been occupied by one of the 13 children of D.J. Locke, and moved into it with their
four children. In the next few years they add two more, the last of which was my father, Elmer
Anderson. In 1968 my family moved a mobile home onto the property to take care of my grandparents.
My grandfather resided in the house until his death in 1972, and my grandmother left after her stroke in
1975. My parents lived on the property until their respective deaths in 2015 and 2017. When my father
passed, | returned to the property, currently living in the mobile home. | am now working on restoring
the original house with the intention of living in it myself. | am the fifth generation to live on this
property and have the original house in Lockeford, built in 1851.

My concerns for rejecting their proposed events center are as follows.

e The map presented to the county is inaccurate. The property line is represented as going across
the street frontage of my property, crossing the driveway access to the mobile home, which has
been there since the summer of 1968. This area had belonged to the county and was purchased
and fenced by my father in the early 1990s.

e The map depicts that my mobile home is some ways away from the property line. In fact, the
mobile home is 10 feet from the property line, meaning the “venue” is right outside my
bedroom windows. When they have events there now, even with my windows closed, the A/C
on, and the TV turned up, I still rock out to the DJ. This is not acceptable or appropriate for a
residential area.

o The area has traffic and parking issues already. There are approximately 60 apartment units in
the neighborhood, which has tenants parking up and down the surrounding streets, including in
front of my property and often in my driveway. We don’t need to add anather 100 cars to the
mix. Visibility getting out of the driveways along Elliott Road has always been difficult because
of the curve in the road and the hill. Additional cars parking, entering, and exiting the roadway,
especially at night will cause additional major traffic issues besides what we already have.

e The parking area they have put in is 10 feet from my bedroom and living room. This means | will
have to put up with the dust of the cars coming and going, car lights shinning into my bedroom,
car engine noise at all hours, and exhaust fumes. Again, this is not acceptable. Thisisa
residential area, and not a commercial area.

e Avenue such as this is not appropriate for a residential area. Besides my home, there are
several apartment buildings diagonally across Laird street from this site, and there several
homes adjacent to the property, as in a normal city residential neighborhood. The new
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driveway is directly across the street from one home’s bedrooms. Meaning exiting cars will not
only be shining into my home, but theirs as well. | might also point out that these homes are
nat shown on the map.

e The “proposed” parking lot is already being built, the driveways are in place and previous
vegetation has been removed. Taking out the original vegetation has increased the water runoff
from their property and the drainage has not been dealt with from their road frontage and
driveway. As my property is lower than theirs, the water is running off their new driveway and
bare roadside and is running in my driveway. This has covered my driveway with silt, making it a
muddy mess, and flooded my front yard up to my steps. Now | have to deal with their mess in
my yard. With the new parking lot, this will increase, as there will be less vegetation to keep the
soil in place and more runoff.

e The space is not adequate for what they are planning. The property is approximately 2.5 acres,
which sounds like a lot for being in town. Except that a big portion of it is a steep hillside.
Completely unusable for anything. This isn’t shown on the map either. On the map the
topography is shown as a nice, flat area. There isn’t much area for the size crowd they are
predicting to spread out. They will be having noisy crowds concentrated pretty much across the
fence from my back yard and bedrooms.

e The description depicts a barn that they want to use as an indoar venue. It states that it was
used as a public hall in the past. That past was over 150 years ago, before much of the town
was built. As well, the existing barn was built later, used to house dairy cows, hogs, and sheep.
The building used was the rammed earth building, also used to house a platoon of the Union
army prior to and during the civil war. That structure began falling down in the 1950s and was
taken down completely in 1978 when the barn was renovated and made into an airplane shop,
used to make parts for people building my cousin’s homebuilt airplanes.

¢ Without permits they have had weddings and other events there. When they have had
weddings, | have seen people gawking over my fence, blasting their DJ music, and being buzzed
by drones. Based on this experience, | don’t want this to continue and multiply. My parents
were not happy with the prospect of having a bed and breakfast for a neighbor. When they had
events, it was a problem. And given the fact that the problems have continued and now
planning to grow, | request that you not only deny the use permit request for the event venue,
retain the Historical Resource designation, but also close the bed and breakfast as for becoming
a growing nuisance in the neighborhood.
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Girardi, Frank [CDD]

From:

Sent:

To:

Subject:
Attachments:

Sent from my iPhone

kifunnyfarm@gmail.com

Tuesday, May 5, 2020 11:22 AM

Girardi, Frank [CDD]

Locke House PA-1900036

Copy of Copy of Copy of Locke House.docx
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April 26, 2020
RE: Locke House - Proposed Change of Use

This letter is submitted as an addenda and to be added to those documents
already on file with your office and with San Joaquin County.

| have reviewed the proposed design schematic and use change
application as prepared by Michael Smith Engineering on behalf of Dean
and Connie Thayer.

Without the reference of a topographical map the schematic proposed
misleads the perspective of the adjacent property to the Locke House. This
is not flat land. My house proximity to the proposed parking lot is not fairly
represented. | have asked the County to view my property, this proposed
site from my perspective and was declined. To ask a long time resident to
tolerate noise levels traffic, and everything else associated with events
throughout the day until late at night, multiple nights a week, is nothing
short of disrespectful.

in addition, while the building (old barn) is named with the property as a
National Registered Historical Place, upern research the rammed earth
portion of the barn which was used shortly as a meeting hall while the town
was developed, is no longer in existence. This reference to the first barn
built is referred to in the registry. This first barn was in such a state of
collapse that it was completely removed in the early 1970's. This part of the
barn was the referred meeting hall. It is no longer in existence nor has been
for decades. To be clear, the change of use permit is referring to a building
that no longer is there.

The driveway to the Locke house is located just past the crest of the hill on
Elliott Road. This creates a large safety issue as vehicles on the top of the
crest can not clearly see approaching vehicles, nor can vehicles traveling
north on Elliott see the cars just past the crest. Elliott Road is a high volume
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road, although the speed suggests 25 miles an hour, it is more the rarity at
that point of the road. Elliott Road is one of the three crossings of the
Mokelumne River. | have witnessed numerous fatal accidents on Elliott
between the highway and the river. It is a dangerous road. Exiting high
volume of vehicles at one of the poorest visual spots on the road would be
lethal. It quite possibly could make my driveway impossible, and | have no
other way out of my property. Again, a topographic map would help
illuminate this.

The noise factors would be overwhelming as an adjacent residence. The
parking lot which is proposed to operate after 10:00p.m. 4 nights a week
with indoor events and an addition of 3 nights a week with outdoor
amplified sound events, is literally within feet of the property line, and my
home. One must also consider the daytime noise that would reverberate
through my residence and echo through the bottomland to the disturbance
of many. The topographical map would also illuminate the fact that this
places the vehicles above the ground level of our home. We would be
greatly disturbed by the sounds of people talking, vehicles moving, lights,
fumes, and all else involved in parking lots after large events, many of
which would include consumption of alcoholic beverages.

My objections are not based on pure speculations but also based upon the
events already held by the Thayers. One of the weddings held had an
outdoor amplified sound system that was so loud not oniy were words quite
distinguishable inside my home, but as we invited our neighbor to swim, we
all witnessed the drone flying over our house, presuming taking wedding
photos, and also heard the toasts to the bride and groom with complete
understanding.

My parents built my residence 50 years ago. | grew up there and always
knew | would one day reside there again. | have had livestock of one type
or another for fifty years on the property. Although it is a small property, we
have farmed asparagus, grape root cuttings, oat hay, sheep, and walnuts
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commercially over the decades. | have been a part of all of this. | currently
am running 20 goats as weed reduction, particularly on the hills, as well as
starting a show herd for my grandchildren. If anyone doubts this | have
plenty of references.

Lockeford is my home. My family has been vested in this area since 1932. |
did not just move to Lockeford to make a profit. This property is my home,
my heritage. My family built it from the ground up. My father was a civil
engineer and designed this home. This home, this property means
everything to me. | am restoring it as it was built to be a generational home.
Already it has seen four generations. | am distraught because | am being
pushed out by the threat of commercialism based on individual greed.

None of the proposed plans of change of use have taken in any concern for
the closest, most affected, longest standing neighbors. ( Between Shirley
Anderson, the neighbor on the South and myself we have over 200 years
of history on our properties.) How can | live in my home with a parking lot
above it and noise blasting at all hours? Would this be acceptable in
Morada on the two acre lots? Farming is a passion, this property, my home,
they are so much more than just a dollar.

| ask you please refer to my photos that | have provided. | also invite
members of the board to my property if they have any questions regarding
my claims.

Thank you for your attention to my request of denial of the change of use
permit regarding the property owned by Dean and Connie Thayer, The
Locke House.

Sincerely,
Kathleen Lipelt

e o
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& theinnatlockehouse.com &
Purchase your Gift Certificate now.

The Inn at Locke House
Weddings

Under the magnificent canopy of the
centuries-old Valley Biue Oak

On the front Piazza framed by the
Georgian door and windows

In the cous i+ o N@Vaige =his e with
heirfoom flovocre ¢

In the eleg: ' ja fore the

redwood, t = @ Lric Tiranlace

FESEE

Picture wh-" 7t You are my

love, forever and a day.”

Garden Wedding/Vow Renewal and
Reception Package - a lovely country

garden setting for up to 50 - inciudes:

e 25% discount on all rooms.

(Whole inn rental is required

e weekend weddings.)

< M an i
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& theinnatlockehouse.com ¢

your evenc 1ar six (o) nours

Set up afternoon/evening

before

Main House area for the bridal
party to prepare

Tables, white tablecloths, and
chairs, including gift and
guestbook tables

Deluxe portable restroom
facility

Light refreshments for
wedding ceremony
participants during rehearsal
(if wedding is on site)
Delicious full breakfast for
registered inn guests

**3500 plus $20 per person
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NP Form 15800
(]

e ]

o Apprevel M, 10868016

United States Department of the Interior

National Park Service RECEIVED
National Register of Historic Places FEB 22 1994
Continuation Sheet NATIGNAL

, REGISTER
Sectionnumber ____ Page /

AMENDMENT to the Locke Home and Barn National Register Nomination
Lockford, San Joaquin County, California

Recent research has uncovered the following information:

The Locke Home was built in two periods: the front house was
built in 1862 and the two story addition was built in 1882. The
water tower was built in 1881. The first barn was built in 1858.

Y:ébe fisgt barn was built of rammed earth and fired brick.

The source for this additional information is the collection of
diaries of Delia Hammond Locke, wife of Dr. Dean J. Locke, which
are being preserved at the University of the Pacific,
Holt-Atherton Library.

R e R T 7 " o
\Cherilyw E. Widell Pate /

State Historic Preservation Officer
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July 26,2019
San Joaquin Planning and Zoning Department and Commission,

Formally, | would like to oppose the proposed use permit of the Inn at
Locke House in Lockeford. | am a direct neighbor of the property, sharing a
large property line. As a resident for 47 years, | personally have history and
knowledge of the property uses.

To consider the Locke House, and particularly the barn as a “place of
gathering”, is to paraphrase the diaries of Delia Hammond Locke, and to
use semantic ploy. Any home that has hosted a Thanksgiving dinner, or any
dinner party for that matter, could state they are a place of gathering. The
“rammed earth” portion of the barn, which was removed decades ago so
the barn could be used as a machine shop, was built to house armory
during the civil war. One could extend the use of the term “gathering” to
thus apply. Reviewing history, perhaps the integrity of “gatherings” could
become questionable.

My family home is below the proposed parking grade. My house,
specifically the master bath/bedroom, is approximately 15 feet from the
proposed parking. A partial fence was built to conceal this fact when the

Inn hosted a visit by Frank Girardi. | too have invited Mr. Girardi to our
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property to get a fair representation from my perspective but was told by
Mr. Girardi that there was no need since he already visited when the
applicant invited him. | cannot help but feel, as well as the direct neighbor
to the south feels, that our concerns are not valued. The fence ironically
was stopped so our homes were hidden but the view into our fields and my
family pool could be enjoyed. We do agree, the views are beautiful,
however, they are our private homes.

Events would bring parking up to the fence. The noise, and lights from
vehicles as well as county required site lighting would greatly interfere with
our personal privacy let alone sleep. Four days, from 8 in the morning until
10 at night, is extreme by any perspective for events. Rural wineries aren't
permitted for that. | am quite surprised at this request. To me, this
illuminates not restoring the Locke House as a place of historical tranquility,
but instead an event center for profit. While the deception has been
created, | am asking you please to look beyond this.

The traffic on Elliott Road is very heavy since it has one of the few
crossings of the Mokelumne River. At the point of our property and the
driveway of the Locke House, the visual line is at best difficult because the

road rises up from the lower elevation. Vehicles traveling south on Elliott do
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hot have a visual of the road until the are on top of the hill, which is right
where the event parking would exit. Further parking, which is already very
problematic on Elliott Road, would create an even more dangerous
situation for the homeowners trying to leave their driveways and enter
Elliott Road. The Locke House does not have adequate land to turn into
parking to hold vehicles for events holding 40 to 50 people. This would
leave overflow parking to Elliott Road. As the events completed the addition
of cars merging onto Elliott would be creating an extremely dangerous
situation, not only for residents, event attendees, and also any vehicle
traveling on Elliott.

Again, while the ongoing Bed and Breakfast of the Inn is welcomed and
supported, and certainly the cleaning of the property is appreciated, |
strongly oppose proposed use permit change and events of The Inn at
Locke House.
| invite you to contact me and | will eagerly share my perspective.

With Regards,

Kathleen Lipelt

Lockeford, CA. 209-608-6709
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Girardi, Frank [CDD]

From: mike cato <mikecatofishing@yahoo.com>
Sent: Sunday, April 12, 2020 3:43 PM

To: Girardi, Frank [CDD]

Subject: Locke House Inn

Follow Up Flag: Follow up

Flag Status: Completed

We are Mike and Mary Cato. We have lived at 19951 N. Elliott Rd , which is across the street from the "Locke House"
for the past 36 years.
This letter is to voice our disapproval and objection to the plans of Mr. and Mrs. Thayer to turn the Locke House into a
volume facility of one hundred customers per opening. Our objections are two fold , #1 safety. Elliott Rd. is a two lane
road that has a high volume traffic, and although there is a posted 25 miles an hour speed limit, no one and | mean no
one adheres to it. Average speed is 48 to 60 miles per hour. The police monitor this stretch maybe a couple times per
year. It can be dangerous just pulling out of our driveway. With additional traffic from a volume type facility the danger
factor would be increased substantially. We would ask that you just monitor the amount and type of traffic we already
experience. Especially after the pandemic has leveled out and more people are out and ahout.

The second concern is the effect that a volume facility, as planned , will have on all of their neighbors property value.
When Mr. and Mrs.
Thayer moved here they only spoke of how they were now going to be “Inn Keepers" because they were to young to
retire. It is very obvious that they have very "deep pockets" but we hope you will see why this is a bad and dangerous
idea. The "Locke Inn" as it was and is presently is fine . But, not turned into a hundred person per opening.

Thank you for your consideration.

Mike and Mary Cato
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7/29/2019

Zimbra

Zimbra

RE PA-1900036

From : Grenig, Shirley <sgrenig@cmcenters.org>

Fri, Jul 26, 2019 01:53 PM

Subject : RE PA-1900036 42 attachments
To : planning@sjgov.org

To whom it may concern —

I am speaking to permit #PA-1900036. I live on the property adjacent to this property on
the south side. My family have lived there since 1920, and I am the third generation on the
property. My family has also served as caretakers for the property in question several times
over the years, as it was built and owned by my family, and was in the family until the 1990s.

The building to be considered a public assembly hall has never, in the past been
considered a public assembly hall. The original portion of the barn, which has
fallen down, was an armory, housing a platoon of Union soldiers during the
civil war. Following that, it was a barn used to house livestock. Later, in the
80's I believe, it was converted to a machine shop to build airplanes.

I object to the use of the barn for as a venue the will be open until 10 pm four
days a week. I work and am up early. My bedroom is in the back of the house,
facing the barn and proposed party area. From my yard I can hear everything
up there as it is, and object to someone partying the night away that close to
my yard and bedroom.

The private well in question has be sealed off and unused for some 70 years,
since the municipal water system was established in Lockeford. Many of the old
wells have been unusable for years, as the water table has dropped, or the
water has become contaminated and unusable for drinking water.

The retention of storm water also poses a problem, as the level property is too
small to have a pond of any size and will attract mosquitos and other issues. I
understand the pond is to be located close to my property, and am also
concerned about the pond leaching out onto my property. In years prior to
connection to the municipal sewer system, the house was on a septic system,
which leached out over the hillside, not only on their property, but on mine as
well. Unless it is treated, it attracts pest, and if treated for pests, it shouldn't be
leached out.

As additional parking space, they propose taking out the century old yard
around the house and making it parking. This area is 15 feet from my living
room and bedroom window. This will cause more dust, fumes, noise traffic
and lights that I find acceptable. They have left the yard to die, currently a
mess of dry grass and weeds with a few old trees and a couple struggling
bushes where there once was a pleasant, green yard. They have asked me if
objected to them putting in an entrance and parking lot in that area, and
already made it plain that I objected. They putin an 8 foot fence “to restore
my privacy” and while it may help with the privacy, will do little for the lights,
noise, dust, and car fumes and increased traffic. I already have parking issues

zimbra/zimbra/hprintmessage?id=218208tz=AmericalL.os_Angeles
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with the apartments across the street, which pose a serious noise, safety and
access issue. To have something that will regularly add to that is totally
unacceptable.

I am asking you do take my objections seriously into consideration and reject the permit. If
you have any additional questions please feel from to reach me at 209-986-9753.

Thank you, © ===

Shirley Grenig
Accounting Clerk
sgrenig@cmcenters.org
Office: 209-373-2432
Fax: 209-762-6849
7210 Murray Drive
Stockton, CA 95210

L

Confidentiality Notice: This e-mail is intended only for the
person or entity to which it is addressed and may contain
information that is privileged, confidential or otherwise
protected from disclosure. Dissemination, distribution or copying
of this e-mail or the information herein by anyone other than the
intended recipient, or an employee or agent responsible for
delivering the message to the intended recipient, is prohibited.
If you have received this e-mail in error, please destroy the
original message and all copies.
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May 6, 2020

Re: Request for Change of Use (Application No. PA-1900036 (UP)
Letter from the Applicants, Dean and Connie Thayer, in Support of Request

Dear Mr. Girardi,

We, Dean and Connie Thayer, as Applicants of Permit Application No. PA-1900036 (UP), are
writing this letter in support of our project. Please include this letter in the staff report file.

Foundation of Request for Change of Use

We are requesting a use permit to change the use of our brick barn from a storage building to a
community assembly building pursuant to San Joaquin County Code Chapter 9-1053 (Historic
Resource Preservation). In accord with section 9-1053.1, we intend to preserve, maintain, and
improve a structure of historical significance; to ensure that the modification of the structure is
consistent with its historic character; and to enrich the educational, cultural, and aesthetic
interests of the County through the preservation of the county's historical resources. In accord
with section 9-1053.2, we are asking the County to apply the provisions of this Chapter to our
zone (A/G-40), and in accord with section 9-1053.5, we have provided the additional
requirements for a use permit application. Additional findings to support our application are
detailed below.

The Locke House and Barn were placed on the National Register of Historic Places in 1972. The
historical value of these buildings has been established by their designation as landmarks and
therefore satisfies the requirement of SIC Code section 9-1053.5(b)(1) (“Such historical resource
has been identified as being significant by a recognized historical or architectural
organization...”).

The barn in particular has a long history of diversified uses, including use as a community
assembly hall. Some of those historic assembly types have been temperance meetings (the
“Dashaways” in 1859); meetings of the Young Men’s Lyceum (also in 1859); Congregational
church meetings (1861), and drill practices of a military company known as the “Mokelumne
Light Dragoons™ (1863). In those early years, the barn was a focal point for the community and
in later years, it served as a storage area and an aircraft workshop. The barn is currently vacant
and unused. Permitting the barn to resume community assembly activities would restore an
original use to this historic resource and allow it to become a focal point for the community
again. This use would satisfy the requirement of SJC Code section 9-1053.5(b)(2) (“The
proposed use of such historical resource shall not detract from, or otherwise impair, it as an
historical resource, but instead, the proposed use shall complement, enhance, and be compatible
with the historical resource.”).

Vision of the Proposed Use

The Locke House currently operates as a bed and breakfast inn and the barn is empty. Guests of
the inn often ask for tours of the barn and we receive numerous requests from the public to use
the barn for special occasions (see Exhibit A, attached). A majority of those requests originate
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from residents within San Joaquin County. Residents are seeking an intimate, unique, and local
space to create memories for their families. Choosing a location to celebrate the milestones in
life, such as weddings, bridal showers, baby showers, and birthday parties, becomes an integral
part of the experience those people share together. When new memories are made in historic
locations, that history becomes current again and is carried forward to future generations.
Historical buildings that go unused become abandoned, torn down, and forgotten.

People already visit the inn to celebrate special occasions but the small size of the parlors limit
our guest count to about 10 people. Using the barn for larger events such as those mentioned
above would expand opportunities for residents to enjoy a historic resource in a new way. A
warm and inviting event space would also add value to the diversity and community identity of
Lockeford as a whole, which is almost exclusively known for the location of sausages from
Lockeford Meats (a local business which we happily support).

Additionally, a secondary income stream is desired to promote the economic sustainability of
both the barn and the inn. Historic buildings require a lot of maintenance, and period-specific
replacement items such as hardware and bricks can be expensive and difficult to source. We did
not inherit our property as many of our neighbors have; we purchased it at market value in 2018,
and the property subsequently has a mortgage. Even in the best of times, the Lockeford area does
not draw enough tourism to reach a high enough occupancy rate for the inn to be profitable on
just 5 guest room rentals. An event space such as the barn, steeped in history and unusual in both
architecture and building materials (the fagade being comprised of brick), would provide that
secondary income stream and also draw tourism for the benefit of the entire community.
Attendees, either before or after an event, will frequent the restaurants and shops in Lockeford.
People who host events here will need catering services and party rental services that can be
provided by other small business owners.

We believe our proposed use is also consistent with the San Joaquin County 2035 General
Plan. For example, using the barn for community assembly will support community
development, economic development, and the preservation of natural and cultural resources.
More specifically, our proposed use will strengthen community identity (section C-1.1:
“Recognizing that San Joaquin County's Urban and Rural Communities are the primary living
environments for the County's unincorporated population, the County shall strive through its
planning and provision of services to preserve and enhance their distinctiveness, identity, and
livability.”); increase character and quality of life (section C-1.2: “The County shall encourage
new development in Urban and Rural communities to be designed to strengthen the desirable
characteristics and historical character of the communities...and be compatible with historical
resources and nearby rural or resource uses.”); and contribute toward the goal of self-contained
communities (section C-1.7: “The County shall encourage the development of appropriately-
scaled commercial uses and recreational opportunities in Urban and Rural Communities that
reduce the need to travel outside the community.”). With regard to economic development, we
believe our proposed use will achieve sustainability as described in the Introduction of section
ED-3.1: “Economic sustainability recognizes the need for economic prosperity and resilience to
maintain the health of the County for current and future generations. The concept encourages
self-reliance, entrepreneurial activity, and the generation of wealth in a manner that does not
degrade or burden the ability of future generations to meet social, economic, public health, and
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environmental needs.” Finally, with regard to the preservation of natural and cultural resources,
we believe our proposed use will support section NCR-6.1 (“The County shall protect historical
and cultural resources and promote expanded cultural opportunities for residents to enhance the
region's quality of life and economy.”); section NCR-6.3 (“The County shall continue to
encourage efforts, both public and private, to preserve the historical and cultural heritage of San
Joaquin County and its communities and residents.”); and section NCR-6.8 (“The County shall
encourage land uses and development that retain and enhance significant historic properties and
sustain historical community character.”).

Neighbor support for our Presence in the Neighborhood

In general, our neighbors have been supportive of our effort to maintain and improve the
property. We often receive verbal praise from neighbors in person as they drive by or see us
working from across the street. Our mail carrier even posted a comment on the Lockeford 411
Community Facebook page that generated 149 “likes” and 29 comments, all of which contained
positive feedback from the community (see Exhibit B, attached).

Neighbor concerns regarding PA-1900036

We understand that our neighbors have expressed concerns regarding our proposed use. The
concerns that we are aware of are outlined below in no particular order and mitigation strategies,
if applicable, are described as well.

 Increased traffic, congestion. and traffic safety. We agree that Elliott Road is heavily
traveled and the majority of motorists who pass through our neighborhood do not
obey the speed limit of 25mph. Radar speed trailers occasionally appear on our
portion of Elliott Road so it seems that the County is aware of this problem. However,
our proposed use will not add enough extra traffic to cause congestion. Guests do not
arrive all at once or leave all at once for events like birthday parties or weddings as
they would, for example, when exiting a movie theater parking lot. Another concern
is line-of-sight heading north on Elliott Road from our parking area. The terrain is
hilly in that direction and caution is needed when vehicles exit the residences on both
sides of the street. We have attempted to improve line-of-sight by clearing brush in
front of our property and adding a 3-rail, white vinyl fence with brick pillars and
lights around the driveways to clearly mark the entrance and exit locations. We
believe these measures will alert oncoming drivers to recognize the presence of the
entrance and exit driveways and take appropriate measures to slow down.

o Dust and fumes from cars. Neighbors are concerned about the presence of dust and
fumes from cars in the parking areas that are being created to support our proposed
use. We intend to use a permeable paving surface for these parking areas called a
CORE grid that allows soil and grass to be integrated into the paving surface.
Information on this material was provided to the County with our Use Permit
Application and should be located within our project file for your reference. This
alternative paving product is LEED compliant, ADA compliant, suitable for fire
service access, and is dust-free. We have an electric vehicle charging station on the
property to encourage the use of electric vehicles. Gas-powered vehicles will still
create fumes, although not appreciably more than what is generated by the traffic on
Hwy 88 and Elliott Road.

Planning Commission Staff Report, PA-1900036 (UP) 71
Response Letters



Support for PA-1900036 (UP)
May 6, 2020
Page 4

* Lack of privacy. Our neighbors have expressed concerns regarding a lack of privacy
from the possible addition of more people and more activities on the property. We
have already installed a wood privacy fence along both shared property lines to
address the immediate concerns for privacy. In addition, we will add landscaping
along these fence lines to create an additional buffer of both height and depth. We do
have one neighbor whose property sits further down the bluff and is therefore below
the grade of our property. The bluff is steep in this area as it drops toward the
bottomland and the elevation change provides visual access into a portion of our
neighbor’s field. This is a natural consequence of the terrain but is not a feature of our
property that we exploit. We understand that our neighbors value their privacy and
they might be surprised to discover that we value our privacy as well.

¢ Noise. Neighbors are concerned about noise levels if our proposed use for community
assembly is granted. We obtained a noise study and the results of the study should be in
your project file for review. We understand that a decibel meter will help ensure that
any noise generated from events on our property is below the required threshold. We
will also voluntarily require outdoor events to end at 9:00pm (an hour earlier than the
County standard) to mitigate any noise impact on the neighbors. At the moment, we are
only allowed to have outdoor events because the barn is not permitted for occupancy. If
our proposed use of the barn is granted, then the walls of the building will naturally
mitigate the noise from indoor events, which may include amplified sound.

* Decline in property value. At least one neighbor is concerned that our proposed use of
the barn will cause a decline in the property value of their home. We researched this
concern by gathering data from Realtor.com (publicly available data from their
website) regarding home values for properties located across the street from, next to,
or directly behind local event spaces (Wine & Roses, Hutchins Street Square, the
Lockeford Community Center, and The Inn at Locke House). This data shows an
upward trend of property values regardless of their proximity to an event space (see
Exhibit C, attached). Despite the fact that our neighborhood is next to a busy highway
and our downtown is full of vacant buildings (both negative indicators for property
value), property values in Lockeford continue to rise due largely to a lack of housing
in the Bay Area. Based on our research (which shows ne decline in value for
properties next to event venues) and the obvious negative factors in our neighborhood
which are yet being overcome by the demand for housing, we do not believe our
proposed use would cause a decline in property value for our neighbors.

¢ Confusion over operating hours, guest count and vehicle count. Unfortunately,
confusion over the details of operation of the proposed use has caused much anxiety
for our neighbors. Our Project Description states: “The community assembly hall will
operate from 8 a.m. to 10 p.m. four (4) days per week on variable days...with a
maximum of 100 customers,” Our neighbors have interpreted this wording to mean
that we will have 100 people on the property for 14 hours at a time for 4 days in a
row. This interpretation is massively incorrect. What this language means, and how
we intend to operate, is entirely different from what our neighbors understand. Events
would be held up to 4 days a week out of 7 available days. These events would occur
one at a time (no overlapping events) in any 4- or 6-hour block between the window
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of 8 a.m. and 10 p.m., and the guest count for these events could include any number
of people not to exceed 100 people. For example, a typical week of “maximum
occupancy” may include a Bible study group of 15 people meeting in the barn on
Wednesday, a paint party for 30 people on Friday night, a wedding for 65 people on
Saturday, and a birthday party for 50 people on Sunday. There will be times, due to
weather, availability, and the seasonal fluctuation of tourism, when fewer than 4
events (or no events at all) will be held in a week. Additionally, some of our
neighbors have concerns about “100 cars™ on the property because they do not
understand the County ratio of parking spaces to people. Allowing 100 people on the
property does not translate into 100 cars.

e Challenges to the Historicity of the Barn. Some neighbors have challenged the
historical status of the physical building of the barn. The barn (originally referred to
as a granary) was built as a two-story building, the first floor being used for storage
and the second floor being used for community assembly. The back wall was made of
rammed earth and the fagade was made of brick. The paragraphs below are quoted
from a book titled “History of Lockeford” by Margaret L. Lathrop (© 1995):

“Dr. Locke is reported as hiring Mr. Brakeman to begin the construction
of a gravel wall granary on July 26, 1858. The early day granary was one
of the most remarkable buildings visible through the years, being built
with rammed earth (adobe), with the front fagade of brick being added in
1862. Through the years, this building was the last to remain, built in such
an unusual manner of construction, making it historically and
architecturally important.

The granary was originally constructed as a large two story building, and
used as a granary on the bottom floor, with the top floor used as a local
community hall. The Lockeford Good Templar Society, the
Congregational Church, the Ladies Home Library Association, the
Dashaways and the Sons of Temperance Society held their first meetings
and were actually founded in this building.”

The barn fell into disrepair through the years and the need for restoration was noted
on the application for the National Register of Historic Places. Wood planks replaced
the rammed earth portion of the barn, but the brick portion of the barn (and its two
separale stories) remained intact. The application for placement on the National
Register of Historic Places was approved on June 19, 1972. The plaque on the barn,
which was received from the National Register, reads: “The Locke Barn built 1858-
1862 has been placed on the National Register of Historic Places by the United States
Department of the Interior and is a California Landmark.” We hope this information
puts to rest any doubts about the historical status of the barn.

Final Thoughts
We, as the Applicants and owners of a small business, believe our proposed use of the barn is a
mutually beneficial opportunity for ourselves, our community, and for the residents of San
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Joaquin County. However, we are sensitive to the concerns of our neighbors and we are willing
to negotiate the details of our proposed use if it would help offset or eliminate their concerns.
These matters can be discussed at the public hearing.

We, as personal residents of Lockeford, would like to share the reason why we purchased the
Locke House and Barn. My husband and I came from modest beginnings and are the only
children in our respective families o go to college. We spent twenty years of our lives working
in the legal and tech industries of the Bay Area and bought a home that we loved and lived in for
much of that time. However, when we tried to start a family we discovered that we were unable
to have children. We pursued adoption for several years afterward without a successful match.
As we neared our 50’s, we began to seek a lifestyle change that would provide the same kind of
personal investment that raising a family would have provided. In other words, we sought to
invest in a cause larger than ourselves and “pour out” in a way that creates a legacy for future
generations. We found that opportunity in the Locke House. It had a history before us and it will
have a history that continues long after we have passed away. Being able to steward that history,
make it available to others, and improve the property for future generations is the closest thing
we will ever have to raising a “family.” The Locke House needs to be profitable but we did not
purchase it to make a profit. We purchased it to leave a legacy, and we hope you will consider
that perspective when you make a decision on our proposed use.

Best regards,

Dean and Connie Thayer
Applicants for PA-1900036 and
Owners of The Inn at Locke House
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EXHIBIT A

Event Requests Received in 2019 for The Inn at Locke House
(Through the website Eventective)

Eventective is an event planning website which contains business listings of locations that
hold events. The Inn at Locke House has a complementary (free) listing on this website
which members of the public can use to contact us. This information is being provided in
support of our proposed use of community assembly to illustrate both the desire of the
community for an event space and also to show the wide range of events that we have been
asked to host. Many of these events required an indoor space which we could not provide.

Date Request | Contact Name | Type of Event Guest Count | Event
was Received Date
12/27/19 Janet B. Baby shower 30 people 02/08/20
12/10/19 Beverly G. Wedding 50 people 04/11/20
12/06/19 Jeremiah R. Wedding reception 40 people 12/29/19
12/02/19 Elise C. Birthday party 30 people 01/25/20
11/28/19 David S. Family reunion 30 people 01/01/20
11/02/19 Tristine Z. Reception 40 people 12/30/19
10/15/19 Susan L. Baby shower 40 people 11/16/19
1011019 Tina B. Baby shower 30 people 11/02/19
09/09/19 Marisela A. 60" Birthday party 100 people 02/22/20
09/04/19 Lateisha Birthday party 30 people 09/28/19
08/30/19 Tasha B. Wedding 100 people 09/05/20
08/28/19 Laura C. Baby shower 50 people 10/05/19
07/27/19 Elizabeth J. Wedding 125 people 09/19/20
07/26/19 Erin J. Bridal shower 30 people 10/12/19
07/0919 Sandy B. High school reunion 100 people 07/18/20
06/3019 Celia Bridal shower 50 people 08/24/19
06/10/19 Erika Reception 50 people 07/14119
05/22/19 Roqgue F. Birthday party 30 people 06/02/19
05/08/19 Wendy H. Women's retreat 24 people 071219
04/04/189 Amy Bridal shower 30 people 05/18/19
03/25/19 Betty Wedding reception 25 people 05/26/19
03/12/19 Janet C. Birthday parly 30 people 07/20/19
03/08/19 Hannah C. Wedding 50 people 07/2719
02/25/19 Alma M. Birthday party 50 people 07/27/19
021019 Rose M. Wedding 50 people 06/20/20
01/0519 Maria B. Baby shower 40 people 01/12/19
01/04119 Michelle C. Birthday party 25 people 01/26/19
01/03/19 Yvonne B. 90™ Birthday party 40 people 02/02/19
01/02/19 Kristina M. Wedding 150 people 09/28/19
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Janet Moreno
November 27, 2019

| just want to say what an AMAZING job Dean and Connie Dean Thayer
have done to bring this Old House back to life!! | have watched them for
well over a year, from sunup to sun down busting their butts. These
pictures don‘t even do justice compared to up close!! They truly are an
asset to this community! Let them know what an awesome job they have
done

ou %' Dean Thayer, Tawney Elise Davis and 149 others 29 Comments

oY Like [J comment

% Jane E. Henderson Woo hoo! Looks great!

N Like - Reply 22w
9 = Lois Lunsford | have noticed as well, driving by all the time and
it looks amazing. Thank you!!!

Like Reply 22w o

',f‘ Susan McGrath Aguirre Agreed!l!! Just beautiful.

A
y & |
Like Reply 22w o
o Denise Pettit It looks really good
- -
297128324726/search/?query=Janet&epa=SEARCH_BOX Page 10f 4

p
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Like Reply

Al Manrique Beautiful &/

Like Reply 22w

Nina Chandler Dean and Connie at a wonderful addition to our
little town! Good job!

Like Reply

Michael Toon Great job Dean and Connie! | don't think you ever
take a day off!
©

Like Reply
Donna Cagle Love it! It is so nice to be able to see the beautiful
home with shrubbery gone. Love the fence too!

Like Reply 22\

Elizabeth Jenner Gorgeous!!

Like Reply

Christi Molina Thank you Dean & Connie. Wishing you great
success with your venture!

o

Like Reply

Louis Artis Looking great

Like Reply 22w

Larry Cooper @ This is The Locke House... is it still a Bed and
Breakfast?

Like Reply 22w
f;z, Dean Thayer Larry Cooper yes it is. It's just getting some
better curb appeal. 3

Like Reply
@ B @
s i)

Patti Stetson They have worked tirelessly since they arrived in
town and are great people! Love the fence.

Like Reply 22w

Dean Thayer Thank you so much for the kind praise, Janet! |
wish we could have made these changes sooner, but it all takes
much more time than | estimated when we first took ownership
of the Inn. | am really liking the new fence. It's been long
overdue. We are hoping, as much as practical, to restore some
of the original look of the landscaping as shown in this historic
drawing.

mtps:uwww,tal;ehook.comj‘grouszBSOZQ?i25324Tzﬁjsearcwa?query:Jane\&epa=SEARCH_BOX
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: ‘rOJ'-'

Like Reply 22w

G Janet Moreno Dean Thayer it takes time! | have no doubt
you will accomplish what you set out to do! It obviously is
a labor of love!! I've enjoyed watching the transformation
of you bringing her back to life. | hope you don’t mind my
posting the pictures.....| just wanted everybody to see!
Have an awesome Thanksgiving!!

©

Like Reply 22w
@ 0 © @ @
» = — \J

n Maria Tapia Looks great! Good job
v

o

Like Reply - 22w

o,

€

Krista Liden Haas It's looking beautiful

Like Reply 22w

Noel Stetson Just outstanding!
You are indeed a great credit to this community.

Like Reply 22w

D

Cheryl Stankewitz Very nice!

Like Reply 22w

Lori Blackwell Beautiful &/

Like Reply 22w

@ Danielle Espedal Beautiful \ ’place and very nice couple..

Like Reply 22w

frdy ) Colleen Ward Nunes This is a beautiful histarical home! | have
always loved it! | pass by it everyday and always admire it! Thank
You for giving it some love...\/

Like Reply 22w

Yvonne Clark Aren't they fixing it up nicely

Like Reply 22w

@ Lorri Ritchie Breath taking! I'm in awe!
- o

Like Reply

htips:ffww '] 971283247, ?query=Janet&epa=SEARCH_BOX Page 3 of 4
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Sherry Gibbs Beautiful

Like Reply

Ashley Fulton | agree 200 percent!! | pass it everyday since | live
near and man, | cant stop looking. It's beautiful and | can't wait
to see what else they plan on doing!

Like Reply 22w c

Iy Y AR )
% Terri L Minnick Beautiful
Like Reply
= 3 4
g’}
https:fjwww.faceb 502971283247 7query=Janet&epa=SEARCH_BOX
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EXHIBIT C

Data Sample of Residential Home Values Located next to Event Venues

in the Lodi/Lockeford Area
(Publicly Available Data from Realtor.com)

These homes are located directly across the street from, next to, or directly behind the event venues
named below. According to this data, homes located in proximity to an event venue continue to

increase in value. Home values across the street from, and next to, The Inn at Locke House are also
shown for reference.

Event Center | Addr of Residence Next | Percent Increase in Value According to Realtor.com

Name to Event Center

Wine & Roses | 1108 Waterford Way In the last 7 years, this home has increased its value by 23%.
1114 Waterford Way In the last 7 years, this home has increased its value by 34%.
1120 Waterford Way In the last 7 years, this home has increased its value by 20%.
1126 Waterford Way In the last 9 years, this home has increased its value by 39%.
1132 Waterford Way In the last 10 years, this home has increased its value by 46%.
1144 Waterford Way In the last 7 years, this home has increased its value by 42%.

Hutchins Street | 201 S. Hulchins St. In the last 7 years, this home has increased its value by 92%.

Square 529 W. Oak St. In the last 9 years, this home has increased its value by 76%.
531 W. Oak St. In the last 7 years, this home has increased its value by 115%.
609 W. Oak St. In the last 8 years, this home has increased its value by 90%.

105 S. Rose St.

In the last 10 years, this home has increased its value by 85%.

123 S. Rose St.

In the last 8 years, this home has increased its value by 114%.

Lockeford 19289 Lambert Way In the last 10 years, this home has increased its value by 114%.
Community 19298 Lambert Way In the last 10 years, this home has increased its value by 150%.
Center 19261 N. Jack Tone Rd | In the last 9 years, this home has increased its value by 124%.
19243 N. Jack Tone Rd | In the last 9 years, this home has increased its value by 87%.
19225 N. Jack Tone Rd In the last 9 years, this home has increased its value by 121%.
19311 N. Jack Tone Rd In the last 9 years, this home has increased its value by 107%.
The Inn at 13423 Laird St. In the last 7 years, this home has increased its value by 67%.

Locke House

19930 Elliott Rd.

In the last 5 years, this home has increased its value by 14%.

19951 Elliott Rd.

In the last 10 years, this home has increased its value by 92%.

19959 Elliott Rd.

In the last 7 years, this home has increased its value by 89%.

19969 Elfiott Rd.

In the last 7 years, this home has increased its value by 52%.

19975 Elliott Rd.

In the last 7 years, this home has increased its value by 58%.

19970 Efiiott Rd.

In the last 10 years, this home has increased its value by 100%.
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Mike Smith Engineering, Inc.
P.O. Box 611, Lodi, CA 95241
(209) 334-2332

December 17,2019

San Joaquin County
Community Development Department
ATTN: Frank Girardi

Re:  Use Permit Application PA-1900036 (UP) for the property located at:
19960 Elliott Road, Lockeford, CA

The following is a request to modify the conditions for the above referenced project. We request to
use pervious pavement instead of concrete or asphalt pavement for the parking spaces on the
proposed site plan. Pervious pavement is a grid system which can be filled with soil, grass, sand,
and/or gravel. Examples of this type of pavement can be found on the website of CORE Landscape
Products (https://www.coregravel.ca).

Due to the size of the parcel, and the useable space for parking and storm water retention, it will be
necessary to use alternate surfacing to satisfy the county policies for parking and storm water
management. Pervious pavement is becoming a popular construction alternative and should be
included in the paving options required during the entitlement process.

Please consider this modification, fot it solves many problems and provides a superior final product.
This modification would also preserve the rural appearance of the project through the use of natural

materials instead of asphalt.

Sincerely,

Michael W. Smith, P E;
R.C.E. 44590
Mike Smith Engineering, Inc.
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FRODUDCTS

GREEN LANDSCAFING ALTERNATIVES FOR A SUSTAINAEBLE FUTURE

BASIC INSTALLATION FOR CORE Gravel 60-40 (Commercial Grade)
COREgravel - Honeycomb Gravel Stabilizer Panels:

Panels area + 45" x + 39" x 1 3/5" (1.15 m x 1.0 m x 40 mm) (MEDIUM) (JUMBO panels
also available = 2X medium panel) heavy duty black injection-molded polypropylene panel
having a factory applied geotextile fabric fused to the bottom and are capable of supporting
wheelchairs and occasional light truck traffic. Compressrve strength is tested under ASTM
D 1621-04a and is 1016 kg/0.0175 m?. Loading capacity is > 300 tons/m®, >380 psr when
filled with gravel over the specified base. ede il

CORE GRAVEL HONEYCOMB CELL INFILL MATERIALS

Specifier Notes:

A. For a permeable system, fill cells with clean, angular or round stones gravelor
decoralive stones. i

B. Infill gravel sizes ranges between 1/8" to 1/2", but the |dea| srze is 3/8”, and can be
either clear or pre-washed ofall fines before dellvermg to the site. No gravel less than
1/8" nor more than 1/2" is recommended. et

D. Install infill gravel by back-dumping into the cells from buckets mounted on rubber-tired
tractors. Avoid sharp turns of the tractor driving:only én gravel-filled cells. Spread gravel
laterally from the pile using power:f brooms, blades; flat bottomed shovels and/or wide
asphalt rakes to fill the cells. Dependlng on the size of the project, you can cornpact the
gravel with a vibrating plate compact . If using pea gravel, no plate compaction is
necessary. .

INSTALLATION = :
1. Excavate area a[lowmg for unrt thlckness and top layer. Leave 50 mm (2.0 inches) for
COREgravel® 60-40, (40 mm) and top layer (10 mm) to meet final grade.

2. Excavate and shape 1 foundatlon soils to grades, elevations, and dimensions as necessary
for your site, or as per draiings. Be sure water will flow away from any structures

3. If site reduires- a structural base, fil with 34" road crush as necessary. A fypically homeowner driveway
will require a minimum of 2" of road crush, but site specific conditions may call for a deeper subbase.
Maximum base layer: 6” (i.e. parking lot).

4. Compact your base layer with a vibratory plate, compactor, or roller.
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5. Place the panels. Position the panels on the prepared subgrade with geotextile
face down. Cutto shape with skill saw with fine-tocthed blade (in reverse position).
Use protective gloves to avoid abrasions. Top of cell panels should be 1 cm (10 mm)
below adjacent hard surfaced pavements or final grade.

6. All hard surfaces abutting areas to receive Gravel Surfacing shall be in place prior to
commencing werk. Finished gravel work should be no more than 1/2" below adjacent
hard surfaces.

7. Place first row of panels against a stationary edge if possible. The panels have
interlocking connectors. You can install panels ‘side by side’ or in a ‘herring bone”
pattern; either method works. No anchors are needed for gravel stabilizer panels
installed on slopes less than 20 degrees. PETTE A

8. Fill cells with chosen infill. Maximum particle size of granular infill material should not
exceed 2. Minimum particle size can be 1/8” to allow porosity. Cell walls must be
sufficiently covered with infill to prevent any equipment or load bearing vehicular traffic
from damaging the grid. g -

9. Install edge restraint if desired. Standard metal, plei'stic_:_-; concrete edge
restraints orconcrete curbing may be used. G ;

10. You can: Water stones thoroughly for an irmr'n'e'dia_l_g finished look!
Post-Placement

A. Reserve a few 5 g. buckets of infill stones on'site to top dress as necessary over
the next year. Once the area is fully packed, top dressing is no longer necessary.

B. Snow plowing — Use shpvels'or,bl‘ades with plastic blades. If using a metal blade,
set blade 2" above gravel surface, leaving a layer of snow. This system is free
draining during_fr_c_aezeiftg_ W evgntsl ’

C. Use of salt for qé:-[o__ing is aliEWed.
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TECHNICAL SPECIFICATIONS

Material

Calour

Grid Dimension (in)

Grid Weight (Ibs)

Cell Shape

Cell Dimension(in)

Cell Wall Thickness

Crush Resistance {unfilled)
Load Bearing Capacity (filled)
Temperature Range
Chemical Resistance

UV Resistance

Suggested Aggregate Size {in)

SUITABLE FOR

Residential perking, Comenercial P

Applic,

Planning Commission Staff Report, PA-1900036 (UP)
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HDPE (High Density Polyethylene)

Black or White (on Request)

46.5" x23.6 " x 1.2" (1180mm x 600mm x 30mm)
8.8 lbs/m? (4 kg/m?)

Square

2.55" x 1.18" x0.13" (65mm x 30mm x 3.Zmm)
0.13" (3.2mm)

>30 700 Ibs/saift. (150 tons/m?}

> £5 100 Ibs/sq.ft. (Over 350 tens/mr)
52'Cto-+80°C

Excellent

Excellent

0.2"-0.6"(5-15mm)

arking, RV parking/Access Lanss, Public Fedestrian

ons, Bicycie Trails, and Fire Service Access

Weh: coregravel.ca
Email: info@coregravel.ca

CORE Gravel™ 65-30

Parforated base

CERTIFICATES/COMPLIANT

DIN 14030 Approved {Fire Service Access

LEED: Used in SUDS and LEED compliznt porous

paving BMPEs for ideal dralning and minimal
envirenmantal Impzct.

ADA Compliant: Used in ADA disabillty compliant

surfaces for nedestrians, bicycies, & wh

wraffic.

Environmentally Approved: Maryland Departiment

of the Environment, Montgomery County, and City

of Victoria, British Colur

“<_j~ Phone: 1855777 2673(CORE}
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500mm (19.687)

TECHNICAL SPECIFICATIONS

Material

Colour

Grid Dimension

Grid Weight

Cell Shape

Cell Dimension

Cell Wall Thickness

Crush Resistance (unfilled)
Load Bearing Capacity (filled)
Temperature Range
Chemical Resistance

UV Resistance

SUITABLE FOR

ts. sloped

Cammearcial parking

construction entry/exit rou

fioulders, 21,

100% Recycled polypropylene (PP}

Black

453" % 294" x 16" (1150mm x 1000mm)
7.71bs/m* (3.5kg/m?)

Modified octagon with lzteral drainage
2.4in x 1.6in % 0.1mm (60mm x 40mm x 2.5mm)
0.1” (2.5mm)

> 41000 |bs/sq.ft. (200 tons/m?)

> 62000 Ibs/sq.ft.{Over 300 tons/m?)
-52°C te- +80°C

Excellent

Excallent

driveways, fire access lanes. [oading Famos,

oundabouts,

CERTIFICATES/COMPLIANT

8 SO 344: 20083 {determination of

AFNOR:

compressive properties).

i [compressive test

LEED: Lised in SUDS and LEED compiiant porous

Aing BRPs for [deal draining and minimai

tal impact.

envire

n

ADA Compliant: Us:

elesis

surfaces f

traftic.

Environmentally Approved: Mary
Departmant of the Environment. Montgomery

County, and City of olurmbia,

Showcasing the strength of cur grid:

voutuhe.com/watch?v=FBdXBigpjOg l
i

"

Web: coregravel.ca

4 &

Email; info@coregravel.ca
Phone: 1 855 777 2673 (CORE)
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WPQ Form 10000 % [ 10060010
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Section number _____ Page _____ !

AMENDMENT to the Locke Home and Barn National Register Nomination
Lockford, San Joaquin County, California

Recent research has uncovered the following information:

The Locke Home was built in two periods: the front house was
built in 1862 and the two story addition was built in 1882. The
water tower was built in 1881. The first barn was built in 1858.

SJEﬁe first barn was built of rammed earth and fired brick.

The source for this additional information is the collection of
diaries of Delia Hammond Locke, wife of Dr. Dean J. Locke, which
are being preserved at the University of the Pacific,
Holt-Atherton Library.

e /W_rz/v/ & /?) el ?%Z“”“‘] s, 177y
k\(:hexily';:/ E. WideIl Date |/

State Historic Preservation Officer
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' 1I£6ﬂ2019 . »nal Register #72000252: Locke House and Bamjr = %eford, California

NoeHill Travels in California

Home San Francisco California West World Site Map Search Contact Us

National Register of Historic Places in San Joaquin County

17 February 2007
(Click Photo to Zoom)

hitps://noehill.com/sanjoaquin/nat1872000252.asp

National Register #72000252
Locke House and Barn
19960 North Elliott Road
Lockeford

Barn Built 1852

House Built 1858

Water Tower Built 1887

The Locke property consists mainly of a
large three story brick home and an adobe
barn having a brick facade.

Dean Jewett Locke, its owner and builder
was born in 1820, and came to California
as part of the Boston-Newton Stock
Company in 1849. Although a Harvard
graduate and medical doctor by
profession, Locke became extremely
influential as a farmer-rancher. Returning
to Massachusetts, he married Delia
Hammond bringing her west via the
Isthmus of Panama.

During the early days of his arrival, Locke
and a brother, Elmer, engaged in selling
garden varieties to miners in the Mother
Lode. Subsequently, Locke served as the
local doctor as well as a rancher until his
death in 1887. His family consisted of
thirteen sons and daughters - the property
ultimately being deeded to the 13th child.

The barn was used as an armory by the
Mokelumne Light Brigade, a local militia,
called to active duty during the Civil War. It
was also a meeting hall for the Sons of
Temperance and the Congregationalist
Church.

114
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" 1/26/2019

https://noehill.com/sanjoaquin/nat1972000252.asp

ynal Register #72000252: Locke House and Barn / keford, California

The town\ or Lockeford was laid out on the
Locke ranch and named after the founding
family in 1859. The settlement was
envisioned as the head of navigation on
the Mokelumne River, After 1865,
however, river traffic to the mines
diminished, and the railroads soon after
put an end to river navigation on the
Mokelumne.

Adapted from the NRHP nomination.

B!

The property is now a bed and breakfast
inn located in the Lodi wine appellation.

® @ @

Historic Adobe Buildings

Alvarado Adobe in Monterey
Alvarado Adobe in San Pablo
Anza House in San Juan Bautista
Boronda Adobe in Salinas

Branciforte Adobe in Santa Cruz

Caledonia Adobe in San Miguel
Casa Amesti in Monterey

Casa Covarrubias in Santa Barbara
Casa de la Guerra in Santa Barbara

Casa de la Torre in Monterey

Casa del Oro in Monterey

Castro Adobe near Watsonville
Castro Adobe Site in El Cerrito
Castro House in San Juan Bautista

Chew Kee Store in Fiddletown

2/4
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California

NATIONAL REGISTER OF HISTORIC PLACES
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INVENTORY - NOMINATION FORM

FOR NPS USE ONLY
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)

(Type all entries — complete applicable sections
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STREET AND NUMBER:
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[J Escellent (] Geod" [ Fair (X Daterisrated 7 Ruins [ Unexposed

CONDITION

(Check Ona) {Check One)
O Altersd X Unaltered [ Moved &) origiral Site

DEECRIBE THE PRESENT AND ORIGINAL (If known) PHYSIGAL APPEARANGE

The Locke Home was built in two periods--~1858 for the main structure,
and 1887 for the water tower. Structurally, the building is in sound
condition, having besn otcupied throughout most of its existence. The
bricks which form# its structural composition were kilned locally, and do
not appear to bave suffered unusual deterioration. The building is for
the most part two stories in height, the front portion being somewhat
taller than the rear. The building possesses a gable roof covered with
felt tile. A frame porch extends across the facade of the structure,
and can be used as a balcony serving the upstairs library. Tie rods
placed at 7 foot intervals betwsen the first and second floor insure
added stability. Rooms (totalling 22) have high ceilings; contain few
¢losets, (a characteristic of early structures), and possess original
window glass. Floors are for the most part tongue and groove pine
planking. Between the rear of the house and the three story water tower,
(built in 1887, shortly before Mr. Locke's death) has been built a
currently enclosed breezeway. Thils, and an upstairs screen porch bed-
room was added in 1920, but neither one is considered disruptive to the
buildings exterior design. _Historically and environmentally, the build-
ing suits its rural surroundings, for it still retains the flaver of
early ranching in California if only by simmlation.

The barn (near by) is approximately 60 by 80 feet in size; more
than two stories tall at its apex and built (1852) in part of adobe,
and brick. It has a moderately sloped gable roof, covered with wooden
shingles. Rear apnd sides of the structure are adobe; the facade
(approximately 30 feet high at its crest) is built of local clay fired
brick. Considerable damage has been suffered by the rear wall--much of
which has collapsed due to ground erosion and exposure to rain. The
main floor, partially planked, still retains cribs for horses, or cattle;
the upper floor (formerly utilized as a granary, and community hall) is
reached from inside the building by a steep staircase, now seriously
weakened, The upper floor facade is plerced by two windows having brick
and stone flat arches, and by a central round arch doorway which origin-
ally opened on a porch. GCollapse of posts supporting the fleor makes
access to the upper floor hazardous. while impressive in size, the
structure does not disclese ouistanding architectural design, its
significance primarily relating to a curious admixture of building in-
gredients and to cultural activities with which the building was
involved, i.e., community gatherings, military use, and pioneer ranching. -
The latter ingredients, however, are breoad in their significance and
suggest need -of restoration as a means of insuring proper interpretation
of important aspects in Lockeford®s history.

3353
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PERIOD {Check One or Mors as Appropriate)

) Pre-Columbian| [ th Contury [ 18th Contury 1 20th Century
] 15th Century (3 17th Cantury X} 194k Contury

SPECIFIC DATE®) (If Applicable sndKnown) 1050 = 1087 = 1852

AREAS OF SIGNIFICANGE (Check One or Mfore as Appropriate)

Wboriginal O Edueotion 3 Political L rben Fhouning
3 Prehistoric ] Englneering [ Religion/Phi. [ Other (Apociiy)
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& Agricubure 1 invention ) Schence
[ Architweture [ Londscape ] Seuviptum
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1 Cemmerce T3 LHerature isarion
O Communizotism: E Military 3 Theoter
0 Cemsereation ‘] Music [0 Tiensportation

l

STATEMENT OF SIGNIFICARCE

INSTRUCTIONS

SEE

Tg_ewIaoeke property, in San Joaguin County, consists mainly of a
large theée story brick home and an adobe barn having 2 brick facade.

Dean Jewstt Locke, its owner and builder was born in 1820, and
came to California as part of the Boston-Newton Stock Company in 1849,
He was an M.D. by profession, though became extremely influential as
a farmer-rancher. Returning to Massachusetts, he married Delia
Hammond bringing her west via the Isthmus of Panama.

During the early days of his arrival, locke and a brother, Zlmer,’
engaged in selling garden varieties to miners in the Mother Lode.
Subsequently, the town of Lockeford was establishing nearby and Dr.

. Locke served as a Lockeford M.D. as well as a rancher from thence until

his death., His family consisted of 13 sons and daughters--the property
ultimately being deeded to the 13th child. The present owher, John ¥,
Thorp of Burbank, Scuthern California acquired the property from his
mother, last of the Locke family to have been born to Dean and Delila
Locke.

The barn associated with the property was used as an armory by
the Mokelumne Light Brigade, a local militia, called to active duty
during the Civil War. :

A company of Third Brigads of California Militia, National Guard,
was organized September 5, 1863, meeting at C. J., Locke's adobe granary
in Lockeford, with C. J. Locke serving as chairman of the organizational
meeting. C. C. Holman was elected Captain. D. J. Locke himself is not
listed among the 55 men on the company's initial roster. They selected
the name Mokelumne Light Brigade. Other than more or less regular
meetings, drills and participation in parades, musical programs and
other local functions, there is ne record of active Civil War service
as a cavalry company. The Mokelumne Light Dragoons continued to meet
at the Locke adobe granary uatil officially disbanded, August 31, 1867.

: Vihe town of Lockeford (State Registered Landmark Number 365) was
Io~1aid out on the D. J. Locke ranch apd named after the founding family
< 185¢. The settlement was envisicned as the head of navigation on
the Mokelumne River. After 1865, however, river traffic to the mines )
=3 '
o 25 ) {continued}

T
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Historic Spots in California -~ Rensch and Hoaver
History of San Joaquin County - Thompson and West

LATITUDE AND LONGITUDE COORDPINATES
DEFINING A RECTANGLE LOCATING THE PROFERTY

LATITUDE AND LONGITUDE COORDINATES
DEFINING THE CENTER POINT OF A PROPERTY
©F LESS THAN TEN ACRES

LONGITUDE

CORNER LATITUCE LONGITUDE LATITUDE
Dagreos Minutas Seconds | Degraes Minutes Seconds Degrees Minutes Secands { Degrees Minytes Seconds
” . R o O3, 53. [12T% 08 5.
NE o v » L] . -
SE . ° . " i o . -
e » » o -

APPROXIMATE ACREAGE OF NOMINATED PROPERTY:

Approximately 5 acres

LAST ALL STATES AND COUNTIES FOR PROFERTIES OVERLAFFING STATE OR COUN TX-THIARIES
STATE: : CODE | COUNTY ﬁ»)ﬁi&?]\ ConE
> e
~ - N 3 ﬁ!ﬂ\ 2
STATE: CODE | COUNTY: =~ CODE
SN )
f 3 2
STATEr CODE | COUNTY: oW y CODE
- o -
\“’/\ RieD EI
STATE: CODE | COUNTY: £\ cobe

it o 3 =
NAME AND TITLE:

Allen W, Welts

JORGANIZATION

Department of Parks and Recreation

STREEY AND NUMBER:

1416 - 9th Street v

CITY OR TOWR:
Sacramento

As the designated State Liaison Officer for the Na-
tiona! Historic Preservation Act of 1966 (Public Law
£0.665), | hereby noininate this property for inclusion
in the National Register and certify that it has been
evafuated according to the criterin and procedures set
forth by the National Park Service. The recommended
tevel of sigrificance of this nomination is;

Local (X

Name

Title State Liaison Offi

Date _Aupust 3, 1970

STATE. . R

California

T
I hereby certify that this property is inciuded in the
National Regiater. .

¢ Preservation

Chief, Office of Archeology and His

5%‘?/7»

ATTEST: /

Date

Date

338§
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Form 10-300a UNITED STATES DEPARTMENT OF THE INTERIOR
{Jaly 1969} NATIONAL PARK SERVICE

NATIONAL REGISTER OF HISTORIC PLACES
INVENTQRY - NOMINATION FORM

(Continuation Sheef)

STATE

California

COUNTY

San Joaguin

FOR NP§ USE ONLY

ENTRY NUMBER DATE

N 19 1872

(Number all entries)

8,  Significance

on the Mokelumne.

NATIONA'
REGISI.

diminished, and the railroads soon after put an end to river navigation

. Dr. Locke, a graduate of Harvard Medical College in Boston,
practiced medicine in Lockeford for some thirty years, in addition to
ranching and business interests. He participated actively as an
influential member of the Lockeford community.
of the adobe granary or barn, he fitted up a hall for public gatherings,
and here the local Soms of Temperance were organized. In the early
1860's the Congregationalists held services in the building. Dean J.
Locke was especially active in organizing schools, churches and
temperance socleties, and in these areas influenced the community
during its early decades. D. J. Locke died, May &, 1887.

On the second floor
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> SANsJOAQUIN Community Development Department

—COUNTY—

Greatness grows here.

Planning - Building - Neighborhood Preservation

MITIGATED NEGATIVE DECLARATION

TO: Office of Planning & Research FROM: San Joaguin County
P. O. Box 3044 Community Development Department
Sacramento, California 95812-3044 1810 East Hazelton Avenue

Stockton, California 95205

County Clerk, County of San Joaquin

PROJECT TITLE: Use Permit No. PA-1900036 (UP)

PROJECT LOCATION: The project site is located on the north side of North Elliott Road, 140 feet north of
East Laird Street, Lockeford, San Joaquin County. (APN/Address: 051-210-13 & -70/19960 North Elliott
Road, Lockeford) (Supervisorial District: 4)

PROJECT DESCRIPTION: A Use Permit application for a change in use of a Historical Resource pursuant
to Development Title Section 89-1053.5 in two (2) phases over three (3) years. Phase 1 to include a
conversion of an existing 2,937 square foot storage building into a community assembly hall. This building
is listed as a National Registered Historical Place building and was originally used an assembly hall. Phase
1 also include the construction of a 600 square foot covered patio and grading to provide thirty-five (35)
parking spaces as required by the Development Title. Phase 2 included grading for seven (7) additional
parking spaces for the community assembly hall which exceeds the Development Title standards and is
not a requirement for the project. The community assembly hall will operate from 8 a.m. to 10 p.m. four (4)
days per week on variable days with two (2) employees with a maximum of 100 customers. The community
assembly hall proposed to have twenty-five (25) indoor and outdoor events per year with amplified music
and sound on Friday, Saturday, or Sunday during the hours of 11 a.m. to 8 p.m. for the outdoor events, and
11 a.m. to 10 p.m. for the indoor events. The outdoor events will be located adjacent to the community
center building to the south east in an opened lawn area. The community assembly hall also proposes 100
events per year that will not include amplified music or sound on variable days during the week from 9 a.m.
to 9 p.m. An existing bed and breakfast inn is located onsite in the historic Locke House building. The
parcel will be served by public sewer and water by the Lockeford Community Service District. A private
well exists on-site for irrigation uses. Stormwater drainage will be retained on-site. Access to the parcel
will be off of North Elliott Road.

The Property is zoned AG-40 (General Agriculture, 40-acre minimum) and R-L {(Low Density Residential),
and the General Plan designation is R/L (Low Density Residential).

PROPONENT: Dean and Connie Thayer / Mike Smith Engineering, Inc.

This is a Notice of Intent to adopt a Mitigated Negative Declaration for this project as described. San Joaquin
County has determined that through the Initial Study that contains proposed mitigation measures all
potentially significant effects on the environment can be reduced to aless than significant level. The Mitigated
Negative Declaration and Initial Study can be viewed on the Community Development Department website
at www.sjgov.org/fcommdev under Active Planning Applications.

Date: March 30, 2020

Contact Person:
Frank Girardi Phone: (209) 468-8469 FAX: (209) 468-3163 Email: fgirardi@sjgov.org

1810 E. Hazelton Avenue | Stockton, California 95205 | (209) 468-3121 | www.sjgov.org/commdev
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INITIAL STUDY/NEGATIVE DECLARATION
[Pursuant to Public Resources Code Section 21080(c) and California Code of Regulations, Title 14, Sections 15070-
15071]

LEAD AGENCY: San Joaquin County Community Development Department

PROJECT APPLICANT: Mike Smith Engineering, Inc

PROJECT TITLE/FILE NUMBER(S}): PA-1800036 (UP})

PROJECT DESCRIPTION: A Use Permit application for a change in use of a Historical Resource pursuant to
Development Title Section 8-1053.5 in two (2) phases in over three (3) vears. Phase 1 to include a conversion of an
existing 2,937 square foot storage building into a community assembly hall. This building is listed as a National
Registered Historical Places building and was originally used as an assembly hall. Phase 1 also includes the
construction of a 600 square foot covered patio and grading to provide thirty-five {35} parking spaces as required by
the Development Title. Phase 2 includes grading for seven (7} additional parking spaces for the community assembly
hall which is exceeds the Development Title standards and is not a requirement for the project. The community

ibly hall will operate 8 a.m. to 10 p.m. four {4} days per week on variable days with two (2} employees with a
maximum of 100 customers. The community assembly hall proposes to have twenty-five (25) indoor and outdoor
events per year with amplified music and sound on Friday, Saturday, or Sunday during the hours of 11 am to 9 pm for
the outdoor events, and 11 am to 10 pm for the indoor events. The outdoor events will be located adjacent to the
community center building to the south east in an opened lawn area. The community assembly hall also proposes 100
events per year that will not include amplified music or sound on variable days during the week from 8 am to 8 pm. An
existing bed and breakfast inn is located onsite in the historic Locke House building. The parcel will be served by
public sewer and water by the Lockeford Community Service District. A private well exists on-site for irrigation uses.
Stormwater drainage will be retained on-site. Access to the parcel will be off of N. Elliott Road.

The project site is located on the north side of N. Elliott Road, 140 feet north of East Laird Street. Lockeford.

ASSESSORS PARCEL NO(S}.: 051-210-13, -70
ACRES: 2.14-acres

GENERAL PLAN: R/L (Low Density Residential}

ZONING: AG-40 (General Agriculture 40-acre minimum; R-L (L ow Density Residential}

POTENTIAL POPULATION, NUMBER OF DWELLING UNITS, OR SQUARE FOOTAGE OF USE(S}):
A bed and breakfast facility and accessory structures

SURROUNDING LAND USES:

NORTH: Agriculture with scattered residences

SOUTH: Residential, unincorporated Urban Community of L ockeford, Elliot Road {(Scenic Route)
EAST: Residential, unincorporated Urban Community of Lockeford

WEST: Agriculture with scattered residences

REFERENCES AND SOURCES FOR DETERMINING ENVIRONMENTAL IMPACTS:

Original source materials and maps on file in the Community Development Department including: all County and City general
plans and community plans; assessor parcel books; various local and FEMA flood zone maps; service district maps; maps of
geologic instability; maps and reports on endangered species such as the Natural Diversity Data Base; noise contour maps;
specific roadway plans; maps and/or records of archeologicalhistoric resources; soil reports and maps; etc.

Many of these original source materials have been collected from other public agencies or from previously prepared EIR's and
other technical studies. Additional standard sources which should be specifically cited below include on-site visits by staff (note
date); staff knowledge or experience; and independent environmental studies submitted to the County as part of the project
application {Environmental Noise Study dated August 19, 2019 by Saxelby Acoustics.). Copies of these reports can be found
by contacting the Community Development Department.
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TRIBAL CULTURAL RESOURCES:
Have California Native American tribes traditicnally and culturally affiliated with the project area requested consultation pursuant
to Public Resources Code section 21080.3.17 If so, is there a plan for consultation that includes, for example, the determination
of significance of impacts to tribal cultural resources, procedures regarding confidentiality, etc.?
Yes.
GENERAL CONSIDERATIONS:
1. Does it appear that any environmental feature of the project will generate significant public concern or controversy?
D Yes No
Nature of concern{s}. Enter concern(s).

2. Will the project require approval or permits by agencies other than the County?

Yes No

Agency name(s). Enter agency name(s}.

3. Is the project within the Sphere of Influence, or within two miles, of any city?

Yes No

City: Enter city name(s}.
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EVALUATION OF ENVIRONMENTAL IMPACTS:

1) A brief explanation is required for all answers except "No Impact” answers that are adequately supported by the
information sources a lead agency cites in the parentheses following each question. A "No impact” answer is
adequately supported if the referenced information sources show that the impact simply does not apply to projects
like the one involved (e.g., the project falls outside a fault rupture zone). A "No impact" answer should be explained
where itis based on project-specific factors as well as general standards (e.g., the project will not expose sensitive
receptors to pollutants, based on a project-specific screening analysis).

2) All answers must take account of the whole action involved, including off-site as well as on-site, cumulative as well
as project-level, indirect as well as direct, and construction as well as operational impacts.

3) Unce the lead agency has determined that a particular physical impact may occur, then the checklist answers must
indicate whether the impact is potentially significant, less than significant with mitigation, or less than significant.
"Potentially Significant impact’ is appropriate if there is substantial evidence that an effect may be significant. If
there are one or more "Potentially Significant impact” entries when the determination is made, an EIR is required.

4) "Negative Declaration: Less Than Significant With Mitigation Incorporated” applies where the incorporation of
mitigation measures has reduced an effect from "Potentially Significant impact” to a "Less Than Significant impact.”
The lead agency must describe the mitigation measures, and briefly explain how they reduce the effect to a less
than significant level {mitigation measures from "Earlier Analyses," as described in (8) below, may be cross-
referenced).

5) Earlier analyses may be used where, pursuant to the tiering, program EIR, or other CEQA process, an effect has
been adequately analyzed in an earlier EIR or negative declaration. Section 15063(c)(3)(D). in this case, a brief
discussion should identify the following:

a) Earlier Analysis Used. identify and state where they are available for review.

b} Impacts Adequately Addressed. identify which effects from the above checklist were within the scope of
and adequately analyzed in an earlier document pursuant to applicable legal standards, and state whether
such effects were addressed by mitigation measures based on the earlier analysis.

¢ Mitigation Measures. For effects that are "Less than Significant with Mitigation Measures Incorporated,"
describe the mitigation measures which were incorporated or refined from the earier document and the
extent to which they address site-specific conditions for the project

6) Lead agencies are encouraged to incorporate into the checklist references to information sources for potential
impacts (e.g., general plans, zoning ordinances). Reference to a previously prepared or outside document should,
where appropriate, include a reference to the page or pages where the statement is substantiated.

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

8) This is only a suggested form, and lead agencies are free to use different formats; however, lead agencies should
normally address the questions from this checklist that are relevant to a project's environmental effects in whatever
format is selected.

9) The explanation of each issue should identify:

a) the significance criteria or threshold, if any, used to evaluate each question; and

b) the mitigation measure identified, if any, to reduce the impact to less than significance.
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ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED:

The environmental factors checked below would be potentially affected by this project, involving at least one impact that is
a "Potentially Significant Impact" as indicated by the checklist on the following pages.

[_] Aesthetics D Agriculture and Forestry Resources [:} Air Quality

[Z] Biological Resources [:l Cultural Resources [:} Energy

[:J Geology / Soils |:| Greenhouse Gas Emissions D Hazards & Hazardous Materials
D Hydrclogy / Water Quality ’:] Land Use / Planning [:] Mineral Rescurces

D Noise E] Papulation / Housing [:| Public Services

{j Recreation [} Transportation D Tribal Cultural Resources

D Utilities / Service Systems l:l Wildfire D Mandatory Findings of Significance

DETERMINATION: (To he completed by the Lead Agency) On the basis of this initial evaluation:

D | find that the proposed project COULD NOT have a significant effect on the environment, and a NEGATIVE
DECLARATION will be prepared.

| find that although the proposed project could have a significant effect on the environment, there will not be a
significant effect in this case because revisions in the project have been made by or agreed to by the project
proponent. A MITIGATED NEGATIVE DECLARATICN will be prepared.

D | find that the proposed project MAY have a significant effect on the environment, and an ENVIRONMENTAL
IMPACT REPORT is required.

D | find that the proposed project MAY have a "potentially significant impact” or "potentially significant unless
mitigated" impact on the environment, but at least one effect 1) has been adequately analyzed in an earlier
document pursuant to applicable legal standards, and 2) has been addressed by mitigation measures based on
the earlier analysis as described on attached sheets. An ENVIRONMENTAL IMPACT REPORT is required, but it

must analyze only the effects that remain to be addressed.

D | find that although the proposed project could have a significant effect on the environment, because all potentially
significant effects (a) have been analyzed adequately in an earlier EIR or NEGATIVE DECLARATION pursuant to
applicable standards, and (b) have been avoided or mitigated pursuant to that earlier EIR or NEGATIVE
DECLARATION, including revisions or mitigation measures that are imposed upon the proposed project, nothing
further is required.

) A
\/ / \ -7 A 2\ o 11O
Signature Date
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ISSUES:
Less Than

Potentially o. =% : Less Than Analyzed
Significant S‘Q,.’,‘,;{};:;ﬁ,“,;"‘“ Significant No  In The
Impact Incorporated Impact Impact Prior EIR
. AESTHETICS.
Except as provided in Public Resources Code Section
21099, would the project:
a) Have a substantial adverse effect on a scenic vista? D D D D

b) Substantially damage scenic resources, including,
but not limited to, trees, rock outcroppings, and D
historic buildings with in a state scenic highway?

X O O

c) In non-urbanized areas, substantially degrade the
existing visual character or quality of public views of
the site and its surroundings? (Public views are
those that are experienced from publically
accessible vantage point). If the project is in an D D D D
urbanized area, would the project conflict with
applicable zoning and other regulations governing
scenic quality?

d) Create a new source of substantial light or glare

which would adversely affect day or nighttime views
in the area? EI |:| D |:|

Impact Discussion:

The proposed project is for a change in use of an existing storage building to a community assembly hall. The proposed
project site is a relatively flat parcel with an existing bed and breakfast facility and storage building. The surrounding land
uses include agriculture and one residential unit to the north; residential development and N. Elliot Road which is designated
as a scenic route (in accordance with General Plan 2035 Background Report Figure NRC-1 State and local Scenic Routes)
to the south, agriculture and one residential unit to the east, and residential development to the west The project will not
obstruct the scenic route or view. The proposed structures and improvements will be required to meet the San Joaquin
County Development Title requirements including setbacks away from property lines. This project will reguire a minimum of
ten (10) feet for landscaping along the N. Elliot Road. Therefore, the impact of the project on the existing visual character
or the guality of the site and its surroundings will be less than significant.

The proposed project will be subject to the regulations outlined in the Development Title Section 8-1015.5(g) that pertain to
lighting for commercial development which states that lighting for parking areas shall be designed to confine direct rays to
the premises. No spillover beyond the property line shall be permitted. As a result, the effects of light and glare for daytime
and nighttime view in the area are expected to be less than significant.
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Less Than

Potentially . - .. Less Than Analyzed
Significant 5‘%:{;53;}&,‘::““ Significant No  InThe
Impact Incorporated Impact Impact Prior EIR

Il. AGRICULTURE AND FORESTRY RESOURCES.

In determining whether impacts to agricultural resources
are significant environmental effects, lead agencies may
refer to the California Agricultural Land Evaluation and
Site Assessment Model (1997) prepared by the
California Dept. of Conservation as an optional model to
use in assessing impacts on agriculture and farmland. In
determining whether impacts to forest resources,
including timberland, are significant environmental
effects, lead agencies may refer to information compiled
by the California Department of Forestry and Fire
Protection regarding the state’s inventory of forest land,
including the Forest and Range Assessment Project and
the Forest Legacy Assessment project; and forest
carbon measurement methodology provided in Forest
Protocols adopted by the California Air Resources
Board. -- Would the project:

a) Convert Prime Farmland, Unique Farmland, 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 nonagricultural
use?

X]

b) Conflict with existing zoning for agricultural use, ora
Williamson Act contract?

X

c) 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))?

d) Result in the loss of forest land or conversion of
forest land to non-forest use?

H B EBE B

X

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

H B E B B
X X
H B B B E

B 3 B B ©H

Impact Discussion:

The proposed project is for a change in use of an existing storage building to a community assembly hall. The current zoning
for the property is a combination of AG-40 {General Agriculture 40-acre minimum; and R-L {Low Density Residential). The
proposed project is located within the urban Community of Lockeford. The proposed project site is not used for farming and
will not effect any agricultural uses, nor will it affect existing Williamson Act contracts Therefore, the proposed application
will have no impact on agriculture and forestry resources.
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Less Than

Potentially . =5 v Less Than Analyzed
Significant S'Q,{‘,;{;ggﬂt,:;’"“ Significant No  In The
Impact Incorporated Impact Impact Prior EIR

I AIR QUALITY.

Where available, the significance criteria established by
the applicable air quality management or air pollution
control district may be relied upon to make the following
determinations. Would the project

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
non-attainment under an applicable federal or state
ambient air quality standard?

c} Expose sensitive receptors to substantial pollutant
concentrations?

d} Result in substantial emissions {such as those
leading to odors} adversely affecting a substantial
number of people?

i E E =
HE 8 E E
X X
E E E =
H E E E

Impact Discussion:

The primary source of air pollutants generated by the project would involve dust from onsite traffic. To mitigate this potential
impact, the parking and circulation areas for the project will be surfaced with chip seal and pervious cement which will
prevent the generation of dust. The San Joaquin Valley Unified Air Pollution Control District {SJWAPCD) has been
established by the State in an effort to control and minimize air pollution. The applicant will be required to meet the existing
requirements for emissions and dust control as established by the SIVAPCD. The project was referred to the SIVAPCD for
review. At the time of future development, the applicant will be required to meet the requirements for emissions and dust
control as established by SIVAPCD. As a result, any impacts to air quality will be reduced to less-than-significant.
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Less Than

Potentially o - % s Less Than Analyzed
Significant S'%}I}g@ﬂm“h Significant No  InThe
Impact Incorporated Impact Impact Prior EIR

IV. BIOLOGICAL RESOURCES.

Would the project:

a) Have a substantial adverse effect, either directly or
through habitat modifications, on any species

identified as a candidate, sensitive, or special status

species in local or regional plans, policies, or D D
regulations, or by the California Department of Fish

and Game or U.S. Fish and Wildlife Service?

b) Have a substantial adverse effect on any riparian
habitat or other sensitive natural community
identified in local or regional plans, policies, D
regulations or by the California Department of Fish D D D
and Game or US Fish and Wildlife Service?

c) Have a substantial adverse effect on state or
federally protected wetlands (including, but not
limited to, marsh, vernal pool, coastal, etc.) through D l:|
direct removal, filling, hydrological interruption, or D |:|
other means?

d) Interfere substantially with the movement of any
native resident or migratory fish or wildlife species or
with established native resident or migratory wildlife
comridors, orimpede the use of native wildlife nursery D D D
sites?

e) Conflict with any local policies or ordinances
protecting biological resources, such as a tiree
preservation policy or ordinance?

0 X 0O O

f) Conflict with the provisions of an adopted Habitat

Conservation Plan, Natural Community
Conservation Plan, or other approved local, regional, D D D

or state habitat conservation plan?

Impact Discussion: The project parcel is relatively flat and is currently developed with a bed and breakfast facility and
storage building. The Natural Diversity Database lists the following rare, endangered, or threatened species as potentially
ocecurring in or near the project area: the Desmocerus californicus dimorphous (valley elderberry longhorn beetle);
Ambystoma californiense (California tiger salamander), Dendroica petechial brewsteri {Yellow warbler); and Agelaius
tricolor {tricolored black bird). The San Joaguin Council of Governments (SJCOG) has reviewed the underlying project and
determined that the proposed development is subject to the San Joaquin Multi-Species Habitat Conservation and Open
Space Plan {SIMSCP). Participation in the SIMSCP satisfies requirements of both state and federal endangered species
acts, and ensures that the impacts are mitigated below a level of significance in compliance with CEQA. The applicant has
confirmed participation in the SJMSCP and therefore, with this mitigation there will be a less than significant effect on
biological resources. The fee, as identified by SJCOG will be required prior to issuance of any building permit and prior to
disturbance of any ground.

There are native oak trees located on the property for the project However, any development or ground disturbance is
located away from the trees and no trees will be removed. Any construction around the existing oak trees shall be
consistent with the County’s Tree Preservation Ordinance (Development Title Section 9-1505.5) which states that no
grade changes shall occur within six (8) feet of the trunk of the tree.
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; Less Than
Potentially Significant with Less Than Analyzed

Significant gn'}htlgatmn Significant No In The
Impact Incorporated Impact Impact Prior EIR
V. CULTURAL RESOURCES.

Would the project:

a) Cause a substantial adverse change in the

ﬁgggfggce of a historical resource pursuant to§ I:I D D D

b} Cause a substential adverse change in the

significance of an archaeological resource pursuant 7|
% 15060 57 L] X E B =

c} Disturb any human remains, including those

interred outside of dedicated cemeteries? D D I:‘ D

Impact Discussion:

The project site is developed with an existing bed and breakfast facility and a storage building. No cultural resources were
encountered during the development of the bed and breakfast facility. The project was referred to the California Native
Heritage Commission, the North Valley Yokuts Tribe, and the United Auburn Indian Commission. A letter dated
September 5, 2018 was received from the United Auburn Indian Commission stating that the site does not show any
records of recorded resources but that the project site may be located in 2 sensitive area. As a result, on September 13,
2019 the Community Development Department required a records search though the Central California Information
Center (CCIC). In a letter dated September 20, 2019, the CCIC concluded that there are no known cultural resources
located within the project vicinity. In order to mitigate any potential impacts on cultural resources that could potentially be
discovered during construction to a less than significant level, the following mitigation measures will be implemented in
accordance with the request of the UAIC:

»  Aconstruction worker tribal cultural resources awareness brochure shall be distributed by the project manager to
the construction workers before construction activities begin on the project site. The brochure will include relevant
information regarding sensitive tribal cultural resources, including applicable regulations, protocols for avoidance,
and consequences of violating State laws and regulations. The brochure also provides appropriate avoidance
and minimization measures for resources that have the potential to be located on the project site and outlines
what to do and whom to contact if any potential archaeological resources or artifacts are encountered. The
brochure will also underscore the requirement for confidentiality and culturally-appropriate treatment of any find
of significance to Native Americans and behaviors, consistent with Native American Tribal values.

« If potential tribal cultural resources (TCRs), archaeological resources, or human remains are discovered by project
personnel during construction activities, work will cease within 100 feet of the find.

« The on-site project/construction manager will immediately be informed of the possible find and contact a county
coroner and a qualified archeologist or tribal monitor to assess the significance of the find and make
recommendations for further evaluation and treatment as necessary.

e |f adverse impacts to tribal cultural resources, unique archeology, or other cultural resources occurs,
then consultation with UAIC and other traditionally and culturally affiliated Native American Tribes regarding
mitigation contained in the Public Resources Code sections 21084.3(a} and (b} and CEQA Guidelines section
15370 shall occur, in order to coordinate for compensation for the impact by replacing or providing substitute
resources or environments,
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VI. ENERGY.

Would the project:

a) Result in a potentially significant environmental
impact due to wasteful, inefficient, or unnecessary
consumption of energy, or wasteful use of energy
resources, during project canstruction or operation?

b) Conflict with or obstruct a state or local plan for
renewable energy or energy efficiency?

Impact Discussion:

The California Energy Code (alse titled The Energy Efficiency Standards for Residential and Non-residential Buildings) was
created by the California Building Standards Commission in response to a legislative mandate to reduce California's energy
consumption. The code's purpose is to advance the state's energy policy, develop renewable energy sources and prepare
forenergy emergencies. These standards are updated periodically by the California Energy Commission. The code includes
energy conservation standards applicable to most buildings throughout California. These requirements will be applicable to
the proposed project ensuring that any impact to the environment due to wasteful, inefficient, or unnecessary consumption
of energy will be less than significant and preventing any conflict with state orlocal plans for energy efficiency and renewable

Less Than
Potentlally o. =%2° v Less Than Analyzed
Significant S'%}E‘égﬂf,",‘,”th Significant No  In The
Impact Incorporated Impact Impact Prior EIR

[]
[]

energy. This requirement will be enforced at time of issuance of building permits.
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Less Than

Potentially o, 52 " Less Than Analyzed
Significant S'%;{;gg‘:ﬁ,ﬁ“" Significant No  In The
Impact Incorporated Impact Impact Prior EIR

Vil. GEOLOGY AND SOILS.

Would the project:

a) Directly or indirectly cause potential substantial
adverse effects, including the risk of loss, injury, or D
death involving:

[]
[X]
=
[]

i} Rupture of a known earthquake fault, as
delineated on the most recent Alquist-Priclo
Earthquake Fault Zoning Map issued by the
State Geologist for the area or based on other D
substantial evidence of a known fault? Refer to
Division of Mines and Geology Special
Publication 42.

iy Strong seismic ground shaking?

ifi) Seismic-related ground failure, including
liquefaction?

L]
[]

iv) Landslides?

b) Result in substantial soil erosion or the loss of
topsoil?

c) Belocated on a geologic unit or scil that is unstable,
or that would become unstable as a result of the
project, and potentially result in on- or off-site
landslide, lateral spreading, subsidence, liquefaction
or collapse?

d) Be located on expansive soil and create direct or
indirect risks to life or property?

e) Have soils incapable of adequately supporting the
use of septic tanks or alternative waste water
disposal systems where sewers are not available for
the disposal of waste water?

f) Directly or indirectly destroy a unique
paleontological resource or site or unique geologic
feature?

E E B E EEEER B
E B B E EEEE E

X X]
E E B E =

[]
i
[]
[]
&

Impact Discussion:

The geology of San Joaquin County is composed of high organic alluvium, which is susceptible to earthquake movement.
The proiect will have to comply with the California Building Code {CBC) which includes provisions for soils reports for.
grading and foundations as well as design criteria for seismic loading and other geologic hazards based on fault and
seismic hazard mapping. All recommendations from a soils report must be incorporated into the construction plans.
Therefore, impacts to seismic-related {or other) landslide hazards will be less than significant.

The project will not result in substantial soil erosion or the loss of topsoil because the project site will be minimally paved to

provide adequate parking and maneuvering area and landscaped with natural vegetation and no topsoil will be removed
from the site. Therefore, impacts to soil erosion or loss of topsoil will be less than significant,
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The project site is relatively flat terrain where landslides have not historically been an issue. A soils report will be required
for grading and foundations and all recommendations from a soils report must be incorporated into the construction plans.
Therefore, any risks resulting from being located on an unstable unit will be reduced to less thansignificant.

The project will be served by the Lockeford Community Service District for public water supply and sewer service in
accordance with will serve letters dated February 15, 2012 from the Lockeford Community Service District.
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ViIl. GREENHOUSE GAS EMISSIONS.

Would the project:

a) Generate greenhouse gas emissions, either directly or

indirectly, that may have a significant impact on the [' . . D D
environment? -

b) Conflict with an applicable plan, policy or regulation

adopted for the purpose of reducing the emissions of D D I] D
greenhouse gases?

Impact Discussion:

Emissions of GHGs contributing to global climate change are attributable in large part to human activities associated
with the industrial/manufacturing, utility, transportation, residential, and agricultural sectors. Therefore, the
cumulative global emissions of GHGs contributing to global climate change can be attributed to every nation, region,
and city, and virtually every individual on earth. An individual project's GHG emissions are at a micro-scale level
relative to global emissions and effects to global climate change; however, an individual project could result in a
cumulatively considerahle incremental contripution to a significant cumulative macro-scale impact. As such, impacts
related to emissions of GHG are inherently considered cumulative impacts.

Implementation of the proposed project would cumulatively contribute to increases of GHG emissions. Estimated
GHG emissions attributable to future development would be primarily associated with increases of carbon dioxide
{CO2) and, to a lesser extent, other GHG pollutants, such as methane {CH4) and nitrous oxide {N20O) associated
with area sources, mobile sources or vehicles, ulilities {electricity and natural gas), water usage, wastewater
generation, and the generation of solid waste. The primary source of GHG emissions for the project would be mobhile
source emissions. The commaon unit of measurement for GHG is expressed in terms of annual metric tons of CO2
equivalents (MTCOC2elyr).

As noted previously, the proposed project will be subject to the rules and regulations of the SIVAPCD. The
SJVAPCD has adopted the Guidance for Valfey Land- use Agencies in Addressing GHG Emission Impacts for New
Projects under CEQA and the District Policy- Addressing GHG Emission tmpacts for Stationary Source Projects
Under CEQA When Serving as the Lead Agency. 11 The guidance and policy rely on the use of performance-based
standards, otherwise known as Bes! Performance Standards {BPS) to assess significance of project specific
greenhouse gas emissions on global climate change during the environmental review process, as required by
CEQA. To be determined to have a less-than-significant individual and cumulative impact with regard to GHG
emissions, projects must include BPS sufficient to reduce GHG emissions by 29 percent when compared to
Business As Usual {BAU) GHG emissions. Per the SIVAPCD, BAU is defined as projected emissions for the 2002-
2004 baseline period. Projects which do not achieve a 29 percent reduction from BAU levels with BPS alone are
required to quantify additional project-specific reductions demonstrating a combined reduction of 29 percent.
Potential mitigation measures may include, bhut not limited to: on-site renewable energy {e.g. solar photovoltaic
systems), electric vehicle charging stations, the use of alternative-fueled vehicles, exceeding Title 24 energy
efficiency standards, the installation of energy-efficient lighting and control systems, the installation of energy-
efficient mechanical systems, the installation of drought-tolerant landscaping, efficient irrigation systems, and the
use of low-flow plumbing fixtures.

It should be noted that neither the SIVAPCD nor the County provide project-level thresholds for construction-related
GHG emissions. Construction GHG emissions are a one-time release and are, therefore, not typically expected to
generate a significant contribution to global climate change. As such, the analysis herein is limited to discussion of
long-term operational GHG emissions.
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IX. HAZARDS AND HAZARDOUS MATERIALS.

Would the project:

a} Create a significant hazard to the public or the
environment through the routine transport, use, or D
disposal of hazardous materials?

x O L[

b} Create a significant hazard to the public or the
environment through reasonably foreseeable upset
and accident conditions involving the release of D
hazardous materials into the environment?

c) Emit hazardous emissions or handle hazardous or
acutely hazardous materials, substances, or waste
within one-quarter mile of an existing or proposed D
school?

E
X]
[E]
]

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

(]
X
&
[

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

f) Impair implementation of or physically interfere with
an adopted emergency response plan or emergency
evacuation plan? D D D I:I

9} Expose people or structures, either directly or
indirectly, to a significant risk of loss, injury or death
involving wildland fires, including where wildlands
are adjacent to urbanized areas or whereresidences D D I:] l:l

are intermixed with wildlands?

Impact Discussion:

The project site is not included on the Califomia Cepartment of Toxic Substances Control EnviroStor database map,
compiled pursuant to Government Code 65862.5 and, therefore, will have no impact on the safety of the puklic or the
environment.

The project site is not located in an airport zone. The project site is located approximately 4.0 miles away from the Airport
Influence Area Zone 8 (AlA) of the comprehensive Airport Land Use Plan boundaries for the Lodi Airport. The project site
is located approximately 6.0 miles southeast of the nearest runway. Due to the distance between the airport and the
project site, impacts to people in the project area are expected to be less than significant.

The scope of the proposed project indicates that no additional emergency services will be required to provide for safe
evacuation and adequate access to emergency equipment The San Joaquin County Fire Prevention Division will require
construction of Fire Apparatus Access Roads for the project. The Mokelumne Rural Fire Department is located 1.22 miles
south of the project site. As such, the project will not impair implementation of, or interfere with, County-adopted
emergency response plans.
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The project will have no impact on wildland fires as the project is located outside of a wildfire area. A referral was sent to
the Mokelumne Fire District on June 10, 2019. The project will be required to comply with the Mokelumne Rural Fire
Department requirements.
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X. HYDROLOGY AND WATER QUALITY.

Would the project:

a) Violate any water quality standards or waste
discharge requirements or otherwise substantially
degrade surface or ground water quality”?

L
X

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

X
L]

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

X Xl
E B

i} resultin substantial ercsion or siltation on- or off-
site;

i) substantially increase the rate or amount of
surface runoff in a manner which would result in
flooding on- or off-site;

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

X

iv) impede or redirect flood flows?

d} In floed hazard, tsunami, or seiche zones, risk
release of pollutants due to project inundation?

e) Conflict with or cbstruct implementation of a water
quality control plan or sustainable groundwater
management plan?

E EE B B E B B &

H EE B E E B

E EE E B @ B B B
X X X]

E EE B B

X

Impact Discussion:

The project will be served by the Lockeford Community Service District for public water and sewer service. There will be
no discharge of waste water onsite. Therefore, the proposed project's impact on these resources will be less than
significant.

The proposed project's impact on ground and surface water will be mitigated with the required Water Supply Facilities
Impact Mitigation Fee. This fee is required to help reduce any impact the project has on ground and surface water to less
than a significant level.

The proposed project does not propose any substantial alteration to a drainage pattern, stream or river. All necessary
onsite drainage improvements will be reviewed prior to issuance of any building permit and is required to remain onsite.
The project will not result in substantial soil erosion because the site will be paved and landscaped. A geotechnical soil
study will be conducted prior to issuance of a building permit.
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The proposed project plans call for storm water to be retained in an on-site retention pond. The Department of Puklic
Works requires that drainage facilities be provided in accordance with the San Joaquin County Development Standards
and the Department will determine the design requirements of the proposed retention pond. With the oversight of the
Department of Public Works, any storm water related impacts will be reduced to a less than significant level.

The proposed project site is not in a tsunami or seiche zone. The praject site is located in the Flood Zone X,
which is defined as areas determined to be outside the 0.2 % annual chance of the 500-year flood plain.
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XI. LAND USE AND PLANNING.

Would the project:

a) Physically divide an established community? D D D

b) Cause a significant environmental impact due to a
conflict with any land use plan, policy, or regulation
adopted for the purpose of aveiding or mitigating an D D
environmental effect?

[ XI

]
[]

Impact Discussion:

The project site is located along the northern edge of the urban community boundary of Lockeford. The project site is
zoned AG-40 {General Agricutture 40-acre minimum) and R-L {Low Density Residential), the General Plan
designation is R/L {Low Density Residential). The project will not divide an established community but rather provide
a place to have a community assembly.

The Community Assembly use type is not a permitted use in the the AG-40 (General Agriculture 40-acre minimum) and
R/L {Low Density Residential) zane. However, this use type would be allowed through a Use Permit application process
in accordance with the Development title Chapter 9-1053, Historic Resource Preservation, to preserve its ariginal use as
a community assembly as described in the National Registered Historical Resources.
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XIl. MINERAL RESOURCES.

Would the project:

a) Result in the loss of availabilty of a known mineral
resource that would be of value to the region and the
residents of the state?

b} Resultin the loss of availability of alocally- important

mineral resource recovery site delineated on a local
general plan, specific plan or other land use plan?

Impact Discussion:

Less Than

Potentially o, = . Less Than Analyzed
Significant s'%}{{;@?ﬁ,‘ﬁmh Significant No  InThe
Impact Incorporated Impact Impact PriorEIR

[]
L]

L]
B

The project will not result in the loss of availability of a known mineral resource of a resource recovery site because thesite
does notcontain minerals of significance orknown mineral rescurces. San Joaquin County applies a mineral resource zone
(MRZ) designation to land that meets the significant mineral deposits definition by the State Division of Mines and Geclogy.
The project site in Linden has been classified as MRZ-1. The General Plan 2035 Volume Il, Chapter 10-Mineral Resources,
Table 10-7, defines MRZ-1 as "Areas where adequate information indicates that no significant mineral deposits are present,
or where it is judged that little likelhood exists for their presence.” Therefore, the project will have less than a significant
impact on the availability of mineral rescurces or mineral resource recovery sites within the region.
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Xlll. NOISE.
Would the project result in:

a) Generation of a substantial temporary or permanent
increase in ambient noise levels in the vicinity of the
project in excess of standards established in the D D
local general plan or noise ordinance, or applicable

standards of other agencies?

b) Generation of excessive groundborne vibration or
groundborne noise levels? D D g D D

c) For a project within the vicinity of a private airstrip or
an airport land use plan, or where such a plan has
not been adopted, within two miles of a public airport D
or public use airport, would the project expose
people residing or working in the project area to
excessive noise levels?

x [

Impact Discussion:

The project site is surrounded by residences, except to the northeast which Is actively used for farming. The nearest
residences are located on the neighboring parcels located to the southeast, northwest, and southwest across N. Elliot Road
at approximate distances of 140 feet, 230 feet, and 240 feet from the outdoor activity area; and 218 feet, 140 feet, and 235
feet from the Indoor area, respectively. Development Tile Section 9-1028.9 lists the Residential use type as a noise sensitive
land use. Development Title Section Table 9-1025.8 Part |l states that the maximum sound level for stationary nolse sources
during the daytime is 70 dB and 65dB for nighttime. This applies to outdoor activity areas of the receiving use, or applies at
the lot line if no activity area is known. The proposed project would be subject to these Development Title standards.

Indoor and outdoor amplified sound is being proposed as part of the community assembly use which will operate 7 am. to
10 p.m. four {4} days per week on variable days. Because of the project’s close proximity to residences, a noise study was
required to determine any potentially significant nolse impacts and to identify possible mitigation measures that would
reduce any potentially significant amplified noise impacts to a less than a significant level. A noise study report dated August
19, 2019 was prepared by Saxelby Acoustics {attached} which concluded that the use of amplified sound will comply with
the County of San Joaquin daytime noise level standard (7 am. to 10 p.m.) if that the following mitigation measures are
implemented:

1} Reducing average {Leq) noise levels to 65 dB at the Cutdoor Control location {50 feet from sound system or
live band) and 80 dB at the Indoor Control location {center of barn interior} as shown in in Figure 1 of the report.

2} The outdoor speakers shall be located in the approximate area shown on Figure 1 of the report and oriented
facing towards the northwest {away from the closest neighboring residence to the south east}.

3) The venue staff should be trained to use a sound level meter for periodic monitoring during events and limit
nolse levels to no more than §5 dB Leq for outdoor events and 80 dB Leq for indoor events, at their respective
control points as shown In Figure 1 of the report.

4) The events are required to terminate by 10:00 p.m. to meet the County’s daytime exterior noise standards.

These mitigation measures will be incorporated into the Conditions of Approval if the project is approved.
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XIV. POPULATION AND HOUSING.

Would the project:

a) Induce substantial unplanned population growth in
an area, either directly (for example, by proposing
new homes and businesses) or indirectly (for D
example, through extension of roads or other D |:| D
infrastructure)?

b) Displace substantial numbers of existing people or
housing, necessitating the construction of
replacement housing elsewhere?

] X [

Impact Discussion:

The project will not induce substantial population growth in the area either directly or indirectly as it does not create a
significant number of new jobs. The proposed project would not displace substantial numbers of people or existing housing,
necessitating the construction of replacement housing elsewhere because the project will not result in or remove any
residential housing units. Therefore, the project will have no impact on population and housing will be less than significant.
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XV. PUBLIC SERVICES.

a) Would the project result in substantial adverse physical
impacts associated with the provision of new or physically
altered governmental facilities, need for new or physically
altered governmental facilities, the construction of which
could cause significant environmental impacts, in order
to maintain acceptable service ratios, response times or
other performance objectives for any of the public
services:

Fire protection?
Paolice protection?
Schools?

Parks?

[ 2] D D [
HEEEE
5] (0 (D D
= B

Other public facilities?

Impact Discussion:

The scope of the project does not suggest there will be a need for a substantial change to public services. The San Joaquin
County Fire Division states that the California Fire Cede (CFC) will be applicable to the propesed project. No additional
schools or parks as a result of this project will be required. Therefore, the project will have a less than a significant impact
on public services.
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XVI. RECREATION.

a) Would the project increase the use of existing

neighborhood and regional parks or other recreational

facilities such that substantial physical deterioration of the D D D D
facility would occur or be accelerated?

b) Does the project include recreational facilities or

require the construction or expansion of recreational
facilities which might have an adverse physical effect on D
the environment?

0 0O X O

Impact Discussion:

This project will not increase the use of existing neighborhood and regional parks or other recreational facilities such that
substantial physical deterioration of the facility would ocour or be accelerated, because the project will not generate any new
residential units and the impacts to parks generated by the employees of this project will be minimal. This project does not
include recreational facilities or require the construction or expansion of recreational facilities, which might have an adverse
physical effect on the environment, because the type of project proposed will not result in an increased demand for
recreational facilities.
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XVIl. TRANSPORTATION.

Would the project:

a) Conflict with a program plan, crdinance, or policy
addressing the circulation system, including transit,
roadways, bicycle, and pedestrian facilities?

b) Would the project conflict or be inconsistent with CEQA
Guidelines section 15064.3, subdivision {b)?

E

c) Substantially increase hazards due to a geometric design
feature (e.g., sharp curves or dangerous intersecticns) or
incompatible uses (e.g., farm equipment)?

d) Result in inadequate emergency access?

[

Impact Discussion:

Less Than
ificant with
itigation
Impact  Incorporated

E E E E

Less Than
Significant
Impact

X X E E

No

]

Analyzed
In The
Impact Prior EIR

B E E

The proposed project will not conflict with a program plan, ordinance, or policy addressing the circulation system, including
transit, roadways, etc., because there is no transit, roadway, or bicycle plan in the project vicinity. The proposed community
assembly facility is located on the east side of N. Elliot Road, and will operate with two employees per shift and a maximum
of 100 attendees at each event. The hours of operation for these events will be from 7 a.m. to 10 p.m., four days (4) days
per week. Itis anticipated that the customer, vendor, and employee trip count will be approximately 33 trips per day, which
is below the threshold of requiring a traffic study by the Department of Public Works. A referral was sent to the San
Joaquin County Department of Public Works on May 16, 2019 in which a response letters was received on June 6, 2019.
The letter stated that the project will not degrade the level of service along adjacent roadways and/cr intersections tc an

unacceptable level.
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XVIIIl. TRIBAL CULTURAL RESQURCES.

a) Would the project cause a substantial adverse
change in the significance of a tribal cultural
resource, defined in Public Resources Code section
21074 as either a site, feature, place, cultural
landscape that is geographically defined in terms of
the size and scope of the landscape, sacred place,
or object with cultural value to a California Native
American tribe, and thatis:

i} Listed or eligible for listing in the California
Register of Historical Resources, or in a local
register of historical resources as defined in D
Public Resources Code section 5020.1(k}, or

i} A resource determined by the lead agency, inits
discretion and supported by substantial
evidence, to be significant pursuant to criteria set
forth in subdivision (¢} of Public Resources Code
Section 5024.1. In applying the criteria set forth D i
in subdivision (c} of Public Resource Code @ D D
Section 5024.1, the lead agency shall consider

the significance of the resource to a California
Native American tribe.

Impact Discussion:

The project site is developed with an existing bed and breakfast facility and a storage building. No tribal cultural resources
were encountered during the development of the bed and breakfast facility. The project was referred to the California
Native Heritage Commission, the North Valley Yokuts Tribe, and the United Auburn Indian Commission. A letter dated
September 5, 2018 was received from the United Auburn Indian Commission stating that the site does not show any
records of recorded resources but that the project site may be located in a sensitive area. As a result, on September 13,
2018 the Community Development Department required a records search though the Central California Information
Center (CCIC). [n a letter dated September 20, 2019, the CCIC concluded that there are no known cultural resources
located within the project vicinity. In order to mitigate any potential impacts on curtural resources that could potentially be
discovered during construction to a less than significant level. The following mitigation measures will be implemented in
accordance with the request of the UAIC:

A construction worker fribal cultural resources awareness brochure shall be distributed by the project manager to the
construction workers before construction activities begin on the project site. The brochure will include relevant information
regarding sensitive tribal cultural resources, including applicable regulations, protocols for avoidance, and consequences
of viclating State laws and regulations. The brochure also provides appropriate avoidance and minimization measures for
resources that have the potential to be located on the project site and outlines what to do and whom to contact if any
potential archaeological resources or artifacts are encountered. The brochure will also underscore the requirement for
confidentiality and culturally-appropriate treatment of any find of significance to Native Americans and behaviors,
consistent with Native American Tribal values.

If potential tribal cultural resources (TCRs}, archaeological resources, or human remains are discovered by project
personnel during construction activities, work will cease within 100 feet of the find.

The on-site project/construction manager will immediately be informed of the possible find and contact a county coroner
and a qualified archeologist or fribal monitor to assess the significance of the find and make recommendations for further
evaluation and treatment as necessary.

If adverse impacts to tribal cultural resources, unique archeclogy, or other cultural resources occurs, then consultation
with UAIC and other traditionally and culturally affiliated Native American Tribes regarding mitigation contained in the
Public Resources Code sections 21084.3(a} and (b} and CEQA Guidelines section 15370 should occur, in order to
coordinate for compensation for the impact by replacing or providing substitute resources or environments.
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XIX. UTILITIES AND SERVICE SYSTEMS.

Would the project:

a) Require orresult in the relocation or construction of
new or expanded water, wastewater treatment, or
storm water drainage, electric power, natural gas, or
telecommunications facilities, the construction or D
relocation of which could cause significant
environmental effects?

b) Have sufficient water supplies available to serve the

project and reasonably foreseeable future
development during normal, dry and multiple dry D
years?

c) Result in a determination by the wastewater
treatment provider which serves or may serve the

project that it has adequate capacity to serve the D
project’'s projected demand in addition to the D
provider's existing commitments?

d) Generate solid waste in excess of State or local
standards, or in excess of the capacity of local
infrastructure, or otherwise impair the attainment of D
solid waste reduction goals?

e) Comply with federal, state, and local management

and reduction statutes and regulations related to
solid waste? [l D E‘ D

Impact Discussion:

The project will be served by the Lockeford Community Service District for sewer and water service Lockeford Community
Service District has submitted a *will-serve” letter dated February 15, 2019 stating that Lockeford Community Service District
will provide potable water and sewer service for the project The applicant is proposing an onsite stormwater basin. The
Department of Public Works will determine the size of the onsite stormwater basin prior to issuance of building permit
Therefore, the impact on public services is expected to be less than significant.
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XX. WILDFIRE.

If located in or near state responsibility areas or lands
classified as very high fire hazard severity zones, would
the project:

a} Substantially impair an adopted emergency
response plan or emergency evacuation plan? D D

X]
&
£

b} Due to slope, prevailing winds, and other factors,
exacerbate wildfire risks, and thereby expose —
project occupants to pollutant concentrations from a [_J
wildfire or the uncontrolled spread of a wildfire?

X]
£
]

c} Reguire the installation or maintenance of
associated infrastructure {such as roads, fuel
breaks, emergency water sources, power lines or
other utilities} that may exacerbate fire risk or that D D D D
may result in temporary or ongoing impacts to the
environment?

d} Expose people or structures to significant risks,
including downslope or downstream flooding or
landslides, as a result of runoff, post-fire slope D D
instability, or drainage changes?

B B

Impact Discussion:
The project is located outside of high fire hazard severity zones and is not expected to be impacted by wildfires. In addition,

public water is served by the Lockeford Community Service District and the project site is located 1.22 miles from the
Mokelumne Rural Fire Department.
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XX. MANDATORY FINDINGS OF SIGNIFICANCE.

a} Does the project have the potential to substantially

degrade the qualty of the environment, substantially

reduce the habitat of a fish or wildlife species, cause a

fish or wildlife pepulation to drop below self-sustaining

levels, threaten to eliminate aplant or animal community, D
substantially reduce the number or restrict the range of

a rare or endangered plant or animal or eliminate
important examples of the major periods of California

histary or prehistory?

Bl

b} Dees the project have impacis that are individually

limited, but cumulatively considerable? {"Cumulatively
considerable' means that the incremental effects of a

project are considerable whenviewed in connection with D
the effects of past projects, the effects of other current

projects, and the effects of probable future projects)?

X O B O

¢} Does the project have environmental effects which will

cause substantial adverse effects on human beings,
either directly or indirectly? D D D

Impact Discussion:

The proposed project does not appear to have the potential to significantly degrade the overall quality of the
region's environment, or substantially reduce the habitat of a fish or wildlife species, cause a fish or wilclife
population fo drop below self-sustaining levels, threaten fo eliminate a plant or animal community, reduce the
number or resfrict the range of a rare or endangered plant or animal or eliminate important examples of the major
periods of California history or prehistory. Participation in the SIMSCP will mitigate impacts to wildlife and habitat.
There are no identified prehistoric resources identified on this site. No archaeoclogical or paleontological resources
have been identified in the project area.

The project is not expected to have cumulatively considerable impacts. Less than significant impacts to air quality,
biological resources, fraffic, and hydrology have been identified. Any impacts will be adequately addressed through
identified mitigation measures and ordinance requirements.

The project does not have environmental effects which will cause substantial adverse effects on human beings.
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Note: Authority cited: Sections 21083, 21083.05, Public Resources Code. Reference: Section 85088.4, Gov. Code; Sections
21080, 21083.05, 21095, Pub. Resources Code, Eureka Citizens for Responsible Govt. v. City of Eureka {2007) 147
Cal.App.4th 357 Protect the Historic Amador Waterways v. Amador Water Agency (2004} 118 Cal App.4th at 1109, San
Franciscans Upholding the Downtown Plan v. City and County of San Francisco (2002} 102 Cal. App.4th 656.
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SAXELBY

ACQUSTICS

Acoustics: Noise-Vibration

Environmental Noise Study

Locke House Event Center

San Joaquin County, California

August 19, 2019

Project # 190704

Prepared for:

The Inn at Locke House
Dean Thayer

19960 Elliot Road
Lockeford, CA 95237

Prepared by:

Saxelby Acoustics, LLC

Luke Saxelby, INCE Bd. Cert.
Principal Consultant
Board Certified, Institute of Noise Control Engineering (INCE)

(916) 760-8821

www.SaxNoise.com | Luke@SaxNoise.com
915 Highland Pointe Drive, Suite 250

Roseville, CA 95678
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«(AcousTics

Acoustics-Noise - Vibration

August 19, 2019

Dean Thayer

The Inn at Locke House
19960 Elliott Rd
Lockeford, CA 95237
deantthayer@gmail.com

Subject: Locke House Event Center Noise Monitoring Results and Recommendations
Dear Mr. Thayer:

At your request, the acoustical consulting company of Saxelby Acoustics has conducted noise
measurements of a staged music event at the Locke House outdoor event area as well as the future site
of the Locke House Event Center. The intent of the noise measurements was to determine the ability of
future events to comply with the San Joaquin Counter General Noise Plan Criteria, and if needed,
recommend implementation of noise control measures.

Based upon our discussions, the indoor and outdoor music would consist of various types of bands or
amplified music. Amplified sound during events would occur between the hours of 10 a.m. to 9 p.m.
Therefore, the intent of this analysis is to determine the sound level limits necessary to ensure compliance
with the County’s exterior noise level standards.

(916) 760-8821

www.SaxNoise.com | Luke@SaxNoise.com
915 Highland Pointe Drive, Suite 250
Roseville, CA 95678
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APPLICABLE CRITERIA

The San Joaguin County Development Regulations, Section 9-1025.9(b) establishes land use noise level
standards for new non-transportation or “stationary” noise sources, as outlined below that would be
applicable to the Event Center operations under the new permit.

9-1025.9(b) Stationary Noise Sources.
Proposed projects that will create new stationary noise sources shall be required to mitigate the noise

levels from these stationary noise sources 50 as not to exceed the noise level standards specified in
Table 9-1025.9({h), Part1l.

PART 11
STATIONARY NOISE SOURCES
Outdoor Activity Areas' Outdoor Activity Areas'
Daytime’ (7 a.m. to 10 Nighttime’ (10 p.m. to 7
p-m.) a.m.)
Hourly Equivalent Sound Level (Leq), dB 50 45
Maximum Sound Level (Lmax), dB 70 65

Where the location of outdoor activity areas is unknown or is not applicable, the noise standard shall be applied at the property line of the receiving
land use. When determining the effectiveness of noise mitigation measures, the standards shall be applied on the receiving side of noise barriers or
other property line noise mitigation measures.

Each of the noise level standards specified shall be reduced by 5 dB for impulsive noise, single tone noise, or noise consisting primarily of speech or
music.

(Ord. 3675; Ord. 4036 § 2(part), 1999)

The proposed music events will occur during daytime and evening hours. Therefore, the project will be
required to comply with the daytime (7 a.m. to 10 p.m.) noise level standards shown in Table 9-1025.9{h]},
Part Il. The noise level standard of 45 dB{A] Leg and 65 dB{A} Ln.. [corrected for noise consisting primarily
of music) would apply immediately within the nearest property line of lands designated for noise sensitive
uses as described in as described in Table 9-1025.9(b}, Part Il of the Development Regulations.

MUSIC VENUE CONFIGURATION AND AFFECTED NEARBY USES

The outdoor music venue is located at the grass area northeast of The Inn at Locke House and the indoor
venue will be located in the existing barn north of The Inn at Locke House. The outdoor venue would
include amplified sound using speakers directed toward the existing barn as well as seating area for guests
during outdoor events. The indoorvenue would include speakers for amplified music and an outdoor patio
area which will be open during use for some events.

The closest noise sensitive receptor property lines are located approximately 140 feet southeast of the
outdoor event area at 19530 Elliott Road and approximately 230 feet northwest of the outdoor event area
at 19970 Elliott Road.

Locke House Event Center August 19, 201% wiww. SaxNoise.com
City of Lockeford, CA Page 2 0f 11 Job #190704
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ENVIRCNMENTAL SETTI MG
BaCkGROUND INFORMATIONON NOSE

Fundomentols of Acoustics

Acoustics is the science of sound. Sound may be thought of as mechanical energy of a vibrating object
transmmitted by pressure waves through a mediomto human [oF anitmal) ears. If the pressure variations
occur frequently enough [at least 20times per second), then they can be heard and are called sound. The
nuimber of pressure variations per second is called the frequency of sound and is expressed as cycles per
semnd of Hertz [Hz).

Moise is a subjective reaction to different types of sounds. Moise is typically defined as [airborne) sound
that is loud, vnpleasant, unexpected of undesired, and tmay therefore be classified as a more specific

aroup of soun ds. Perceptions of sound and noise are high by subjective from person to person.

Measuring sound directhy in terms of pressure would require a very large and awkward range of nombers.
To avoid this, the decikel scale was devised. The decibel scale uses the heating threshold [20
micropascals), as a pointof reference, defined as & dB. Other sound pressures are then compared to this
referen ce pressure, and the logarithim is taken to keep the numbers in a practical range. The decibel scale
allows amillion-fold increase in pressure to be expressed as 120 dB, and changes in levels (dB) correspond
closely to hutman perception of relative loudn ess.

The perceived loudness of sounds is dependent vpon many factors, including sound pressure level and
frequency content. However, within the vsval range of environ mental noise levels, perception of loud ness
is relatively predictable, and can be approximated by A-weighted sound levels. There s a strong
correlation between A-weighted sound levels [expressed as dBA) and the way the hurman ear perceives
sound. For this reason, the A-weighted sound level has become the standard tool of environmental noise
assessment. All noise levels reported in this section are in terms of A-weighted levels, but are expressed
as dB, unless otherwise noted.

The decibel scale is logarith mic, not linear. [h otherwords, twosound levels 13-dB apart differ in acou stic
ehergy by afactor of 10 When the standard logarithimic d edbel is A-weighted, an increase of 10-dBA is
generally perceived as a doubling in loudness. For example, 8 20-dBAscund is half asloud as an B0-d B
sound, and twice as loud as a BD dBA sound.

Community hoize is cotmonly described in terims of the ambient noise level, which is defined asthe alk
ehcompassing noise level associated with a given environiment. A cotmmon statistical tool is the average,
ot equivalent, sound level [Leg), which corresponds to a steady-state & weighted sound level containing
the same total energy as a time varying sighal ocver a given time period [usually ohe hour). The Leg is the
foundation of the composite noise descriptor, La., and shows very good correlation with cotmmu nity
response to noise.

The day/night average level [Laa) is based vpon the average noise level over a 2d-hour day, with a +18-
decibel weighing applied to noise occurring during nighttirme [10:00 pom. to 200 am.) hours. The
nighttime penalty is based upon the assurmption that people react to nighttitme hoise exposures as though
they were twice as loud as daytime exposures. Becavse La, represents a 2d-hour average, it tends to
disguise shott-ter mvariations in the noise emvironment.

Lacke House Event Center August 19, 2019 wwwe SoxlYoise com
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Table 1 lists several exarnples of the noise levels associated with common situations. Appendlx A provides
a sumitnany of acoustical terms vsed in this report

TaeLE 1: Trrical NOKE LEVELS

Commaen Qutdoor Activities Noise Level [dBA ) Commaon Indoor Activites
—110-- Rack Band
Jet Fly=over at 300 m [1,000 ft.) —100--
Gac Lawn Mawer at 1 m [3 ft.) --3—
Diesel Truck at 15 m [50ft.), . Foad Blenderat 1 m (3 ft.)
at B0 kmy'hr. [50 mph) S ‘GarbageDicpasal at 1 m (3 ft.)
Maizy Urban Area, Daytime
! --70— W Cl t3 101t
a5 Lawn Mawer, 30 m [200 ft.) SRS !
Cammercial Area
--B0— M 15 hatl 5t
Heawy Traffic at 90 m [300 ft.) armal Speechat 1 m (3t}
) ) Large Businecs Cffice
Quiet Urban Daytime 0= Dichwasher in Mest Raam
. . . Theater, Large Canference Raam
Cwiet Urban Nighttime -=40— {Backaround!
Cwiet Suburban Mishttime --30— Libr@any
Cuiet Rural Mighttime --20— Bedraam at Might, Cancert Hall [Backgraund)
--10— Broadeast/Recarding Studia
Lowest Threshald af Human Hearing| -0 Lowest Threshald af Human Hearing

Saurce: Caltrans, Technical Maise Supplement, Traffic Maise Analysis Pratacal. September, 2013
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Effects of Noise an People
The effects of noise on people can be placed in three categories:

+  Spbjective effects of anncyance, nuisance, and dissatisfaction
+ |nterference with activities such asspeech, sleep, and learning
*  Physiological effects such as hearing loss or sudden startling

Envirohmental noise typically produces effects in the first two categories. Workers inindustrial plants can
experience noise in the last category. There is ho completely satisfactony way to measure the subjective
effects of noise or the corresponding reactions of annoyance and dissatisfaction. A wide variation in
individval thresholds of annoyance exists and different tolerances to noise tend t develop based on an
individval’s past experien ces with noise.

Thus, an importantway of predicting a hurman reaction to a new noise environment isthe way it compares
to the existing environtmentto which one has adapted: the se-called ambient noise level. In general, the
more 8 hew hoise exceeds the previoushy existing ambient noise level, the less acceptable the new noise
will be judged by those hearing it

With regard to increases in foweighted noise level, the following relation ships oceuor:

+  Eeceptin carefully controlled laboratory experiments, a change of 1-dBA cannot be perceived;
+  Dutside of the laboratory, a 3-dBA change is considered a justperceivable difference;

+ Aochange in level of at least 5-dB& is required before any noticeakle change in hutman response
wiould be expected; and

« A 10-dBA change is subjectively heard as approximately a doubling in loudness, and can cavse an
adverse respohse.

Statiohary point sources of noise —including statiohary mobile sources such as idling vehicles — attenuate
[lessen) at a rate of approximately E-dB pet doubling of distance from the source, depending on
ehviroh mental conditions [i.e. atmospheric conditions and either vegetative of manufactured noise
barriers, etc.). Wideby distributed noises, such as a large industrial facility spread over many acres, of a
street with moving vehicles, wou ld typically attenvate at a lower rate.
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WOHSE MONITORI NG RESULTS
AMEIENT NOKE LEVELS

Saxelby Acoustics conducted three long-tertm, armbient noise level measu retments adjacent tothe nearest
sensitive receptors to gquantfy the existing noise envirohment. The data provides a baseline for
cofmparison between the existing ambient noise environment and the County of San loaquin noise level
standards for station ary noise sources.

Field observations indicate thatthe existing ambient noise environment is dominated by traffic on Ellictt
REoad. Table X shows the results of the ambient noise measurements. Flgure 1 shows the ambient noise
measuretnent locations.

TaELE X: SUmMMARY OF EXISTING AMEIENT NOISE MEASUREMENT DaTa

Average Weasured Hourly Moise Levels, dBA
Craytime Nighttima
[2:00 am - 20:00 pmj [20:00 pm =7:00 am})
Site Date CMELfLin| Lug Lag  — Ly Lun Lmas
LT-1 07 f18/13-07 /13,13 54 50 416 B2 416 11 57
LT-2 07 f15,/19-07 116,19 ] =11 51 7B 51 41 EE
LT-3 07 15/13-07 16,13 15 47 35 B4 A 16 24

Soume: Saxelby Acoustice— 2019

The sound level meters were progratamed to record the maximum (L), median [Lso), and average [Le)
noise levels at each site during the survey. The madimu mvalue, denoted L, represents the highest noise
level measured. The average value, dencted Leg, represents the energy average of all of the noise received
by the sound level meter microphone during the monitoring period. The median valve, denoted Lz,
represents the sound level exceeded 50 percent of the time during the monitoring period .

Larson Davis Laboratories [LDL) Model 812 and Model 820 precision integrating sound level rmeters were
vsed forthe noise level measurement survey. The meters were calibrated before and after use with a BEK
Model 4230 acoustical calibrator toensure the accuracy of the measurements. The equipment used meets
all pertinent specifications of the American Matiohal Standards Institvte for Type 1 sound level meters
[AMS]51.4).

OuToDoR BYENT NOISE LEVELS

On Monday, July 15" 2019, Saxelby Acoustics conducted noise measurements for a staged concert to
detertmine the ability of the Locke House Event Center to comply with the County of San Joaguin noise
lewel stan dard s for station any hoise sources.

Saxelby Acoustics provided a sound systern for the staged concert, which consisted of two 1BL powered
speakers and a portable audio device. The JBL speakers were set approximateby 15-feet apatt facing
northwest from the outdoor speakers toward the existing barn. The music selection consisted of music in
varying genres, such as country and pop. The speakers played music for approximately one houratsound
levels that are generally typical of outdoor events.
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Moise level measurerments were conducted at three locations while music was playing. One of the sound
level meters was located at approxdimateby 50-feet from the speakers, at the center of the outdoor grass
area. This is labeled “"Outdoor Control” The other three sound level meters were used to conduct noise
measuretnents adjacent to the noise sensitive receptors noted in Table 2, and used for determining
compliance with the County of San loaguin standards. The noise measurerments were condocted in 10-
minute intervals. Table 3 shows the results of the event noise measurements. Figare 1 shows the event
noise measurement locations.

It should be noted that the location of Site 2 subjected the meter to higher levels of hoise due to traffic
oh Ellictt Road. The property line at measurerment Site 1 is partially shielded from the speakers by the

barn.
TaBLE 3t SUMMARY OF STAGED DUTDOOR LONCERT NOSE MEAS UREMENT DATA
Sound Level, dB
Lo ati Ti Note:
ion ime ™ ™ - otEs
Cutdoar Cantral | 11:30a.m. =] b7 75
50 ft. ta 11:403.m. i =] T8 Saund system s primary naise saurce.
cpedkers 11:50a.m. =] B3 T4
Rite 1 11:30a.m. 50 46 BS Traffi R . N
- raffic an Elliatt Road is primary naise saurce. Music
2301t Qg | dLd0am ] 0 | SESSS durinz low trific periads reached 42-45 dEA.
cpedkers 11:50a.m. B 50 Tb
Rite 2 11:30a.m. L] 45 T4 Traffi R . N
- raffic an Elliatt Road is primary naise saurce. Music
1o | 1L0am. | 51 S 68 during low traffic periads reached 46-49 dEA.
cpeakers 11:50a.m. 53 50 B4
Bite S 11:30a.m. | 41 A0 50
+135 ft. ta 11:403.m. 43 41 b1 Saund system s primary naise saurce.
cspedkers 11:50am. | 42 11 50
Eource: Saxelby Arcoustics, 2019,
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INCOOR EWENT WOISE LEVELS

Saxelby Acoustics also conducted noise measurements for a staged concert inside the existing barn to
determine compliance with San loagquin County noise level standards. The speakers and rmusic selection
consisted of an id entical setup tothe cutdoor staged concert. To simulate a proposed open deck area, the
wind ows of the barh were opened to allow soun d to exitthe northern side of the barn.

One meter was placed at the center of the barn; this rmeter is labeled “Ind oor Control.” The other three
noise level measurements were taken at the same locations as the outdoor staged concett. The noise
measurements were cohducted in 13-minute intervals. Table 4 shows the results of the event noise

measurerments.
TAELE 4: SUMMARY OF STAGED |NDOOR LONCERT NOEE MEASUREMENT DATA
. . Sound Level, dB
Location Time Notes
L L Lerm.c
12:10 p.m. 53 £l 93
Indoar Cantral | 12:20 p.m. T3 ] o] Sound system s primary naise saurce.
12:30 p.m. T T8 &
12:10 p.m. 50 47 BS
e ftl_t:ulﬂarn 12:20 p.m. 45 45 [ Traffic an Elliatt Faad is primary saurce.
12:30 p.m. 43 45 B2
12:10 p.m. 52 45 BV
Site 2 12:30 pm. 2 44 7 Traffic an E||iﬂ1.'t.H€IaI:|.i5 primary saurce. Music during
170 ft. ta Barn law traffic periads reached 3342 d@A.
12:30 p.m. 50 43 B0
12:10 p.m. 42 40 55
ldEftl.t:ﬂaﬂarn 12:20 p.m. 43 40 B3 Saund System is prima ry saurce.
12:30 p.m. 41 38 =]

Eource: Saxelby Avoustics, 2019,

The sound level meters were programmed to record the masimum (L) median L), and average (L)
noise levels at each site during the survey. The maximu mvalue, denoted L, represents the highest noise
level measured. The average valve, dencted L, represents the energy average of all of the noise received
by the sound level meter microphone during the monitoring period. The median valve, denoted Lz,
represents the sound level exceeded 50 percent of the time during the mohitoring period.

Larson Davis Laboratories (LDL) Model 812 and Model 820 precision integrating sound level meters were
vsed forthe noise level measurement survey. The meters were calibrated before and after use with a BEK
Model 4230 acoustical calibrator to ensure the accuracy ofthe measurements. The equipment used meets
all pertinent specifications of the Armerican Mational Standards Instiwte for Type 1 sound level meters

[AMS] 51.4).
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Rewiewr OF NOSE LEVELS

The datain Table Xindicate that existing ambient noise levels at Sites 1and 2 are dominated by traffic on
Ellictt Road.

Field observations indicate that traffic on Elliott Eoad was a main contributor to the noise levels at Sites 1
and 2. During periods of lower background noise, music at Site 2 was audible and measured 46-49 dB Leg
ahd music at Site 1 measured 42-45 dB Leq Therefore, Locke House Event Center outdoor events will need
to reduce noise levels by 4 dB L to achieve commpliance with the County of San loaguin stationary noise
level stand ard s of 45 dB Lqfor noise consisting primarily of music or speech at Site 2.

During the sitmulated ind oor event, measu red noise levels were comprised primatily of traffic noise from
Elliott Road. During petiods of low traffic noise, music at Site 2 was avdible and measured 39-42 dB Lg
which meets San Joaguin County 45 dBA Leg exterior noise level standard.

Lsing the data in Table 3 and Table 4, Saxelby Acoustics determin ed that outd oot event noise levels will
cotph with the County of San Joaguin noise level standards after reducing average noise levels at the
Outdoor Control to B5 dB Ly and maintaining noise levels at the Indoor Control at 80 dB Leg.

Therefore, it is recomtmended that the venve operator conduct periodic noise measurements during
putd oot events at the Outd por Control, and limit noise levels to no more than BS dB Lg. Similarly, the
venhue operator should conduct noise measurerments at the Indoor Control and limit noise levels to no
miore than 80 dB Leq. This indudes any announcerments associated with events. It is recommended that
venhu e staff are trained to use the sound level meter, the sound level meter complies with an ANSI Type 1
ot Type 2 cettification, and that the meter is oh the proper settings to determine compliance with the
noise level criteria.

Lacke House Event Center August 19, 2019 wwwe SoxlYoise com
City af Lockefard, CA Page 10 af 11 Jab #195704

CA0raphoOrapharrelbydcauxiaab Fokd e | e L] ocke Boane Cver Canrar' Wand 18 0AH | acke b ane Dvanr e e dac:

Planning Commission Staff Report, PA-1900036 (UP)
Noise Study



CONCLUSIONS

Based upon the data in Table 3 and Table 4, live or amplified music can comply with the County of San
Joaquin daytime noise level standard (7 a.m. to 10 p.m.) after reducing average (L.;) noise levels to 65 dB
at the Outdoor Control (50 feet from sound system or live band) and 80 dB at the Indoor Control (center
of barn interior). This analysis assumes that the outdoor speakers would be located in the approximate
area shown on Figure 1 and oriented facing towards the northwest.

Venue staff should be trained to use a sound level meter for periodic monitoring during events and limit
noise levels to no more than 65 dB L., for outdoor events and 80 dB L., for indoor events, at their
respective control points. The events are required to terminate by 10:00 p.m. to meet the County’s
daytime exterior noise standards.

Please let me know if you have any questions or comments on our analysis.

Sincerely,

Saxelby Acoustics, LLC

Luke Saxelby, INCE Bd. Cert.
Principal Consultant
Board Certified, Institute of Noise Control Engineering

Locke House Event Center August 19, 2019 www.SaxNoise.com
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Appendix A: Acoustical Terminology

Acoustics The science of sound.

Ambient Noise The distinctive acoustical characteristics of a given space consisting of all noise sources audible at that location. In many
cases, the term ambient is used to describe an existing or pre-project condition such as the setting in an environmental

noise study.

ASTC Apparent Sound Transmission Class. Similar to STC but includes scund from flanking paths and correct for room
reverberation. A larger number means more attenuation. The scale, like the decibel scale for sound, is logarithmic.

Attenuation The reduction of an acoustic signal.

A-Weighting A frequency-response adjustment of a sound level meter that conditions the output signal to approximate human
response.

Decibel or dB Fundamental unit of sound, A Bell is defined as the logarithm of the ratio of the sound pressure squared over the
reference pressure squared. A Decibel is one-tenth of a Bell.

CNEL Community Noise Equivalent Level. Defined as the 24-hour average noise level with noise occurring during evening
hours {7 - 10 p.m.) weighted by +5 dBA and nighttime hours weighted by +10 dBA.

DNL See definition of Ldn.

nc Impact Insulation Class. An integer-number rating of how well a building floor attenuates impact sounds, such as
footsteps. A larger number means more attenuation. The scale, like the decibel scale for sound, is logarithmic.

Frequency The measure of the rapidity of alterations of a periodic signal, expressed in cycles per second or hertz (Hz).

Ldn Day/Night Average Sound Level. Similar to CNEL but with no evening weighting.

Leq Equivalent or energy-averaged sound level.

Lmax The highest root-mean-square (RMS} sound level measured over a given period of time.

L{n} The sound level exceeded a described percentile over a measurement period. For instance, an hourly L50 is the sound
level exceeded 50% of the time during the one-hour period.

Loudness A subjective term for the sensation of the magnitude of sound.

NIC Noise Isolation Class. A rating of the noise reduction between two spaces. Similar to STC but includes sound from
flanking paths and no cerrection for room reverberation.

NNIC Normalized Noise Isolation Class. Similar to NIC but includes a correction for room reverberation.

Noise Unwanted sound.

NRC Noise Reduction Coefficient. NRCis a single-number rating of the sound-absorption of a material equal to the arithmetic

mean of the sound-absorption coefficients in the 250, 500, 1000, and 2,000 Hz octave frequency bands rounded to the
nearest multiple of 0.05. It is a representation of the amount of scund energy absorbed upon striking a particular
surface. An NRC of 0 indicates perfect reflection; an NRC of 1 indicates perfect absorption.

RTE0 The time it takes reverberant sound to decay by 60 dB once the source has been removed.

Sabin The unit of sound absorption. One square foot of material absorbing 100% of incident sound has an absorption of 1
Sabin.

SEL Sound Exposure Level. SEL is a rating, in decibels, of a discrete event, such as an aircraft flyover or train pass by, that

compresses the total sound energy into a one-second event.

SPC Speech Privacy Class. SPC is a method of rating speech privacy in buildings. It is designed to measure the degree of
speech privacy provided by a closed room, indicating the degree to which conversations occurring within are kept
private from listeners outside the room.

STC Sound Transmission Class. STC is an integer rating of how well a building partition attenuates airborne sound. It is widely
used to rate interior partitions, ceilings/floors, doors, windows and exterior wall configurations. The STC rating is
typically used to rate the scund transmission of a specific building element when tested in laboratory conditions where
flanking paths around the assembly don’t exist. A larger number means more attenuaticn. The scale, like the decibel
scale for sound, is logarithmic.

Threshold The lowest sound that can be perceived by the human auditory system, generally considered
of Hearing to be 0 dB for persons with perfect hearing.
Threshold Approximately 120 dB above the threshold of hearing.
of Pain
Impulsive Sound of short duration, usually less than one second, with an abrupt onset and
rapid decay. D1
Simple Tone Any sound which can be judged as audible as a single pitch or set of single pitches. USTICS

Acoustics- Noise - Vibration
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FINDINGS FOR USE PERMIT AND HISTORICAL RESOUCE
PRESERVATION

FINDINGS FOR USE PERMIT

1. The proposed use is consistent with the goals, policies, standards, and maps of the General
Plan, any applicable Master Plan, Specific Plan, and Special Purpose Plan, and any other
applicable plan adopted by the County.

o This finding can be made because the conversion of a historic resource building
previously used for assembly into a community assembly establishment (Use
Types-Community Assembly) may be conditionally permitted in the AG-40 (General
Agriculture, 40-acre min) zone with an approved Use Permit application in
accordance with the Development title Chapter 9-1053, Historic Resource
Preservation. The proposed community assembly use is consistent with the goals,
policies, standards, and maps of the General Plan, and there are no Master Plans
or Special Purpose Plan applicable to this site.

2. Adequate utilities, roadway improvements, sanitation, water supply, drainage, and other
necessary facilities have been provided, and the proposed improvements are properly related
to existing and proposed roadways.

o This finding can be made because adequate utilities, access roads, sanitation,
drainage and other necessary facilities have been provided and the proposed
improvements are properly related to existing streets and highways. The project
will be served by a public water system and public sewer system through the
Lockeford Community Services District. Storm water drainage will be retained on-
site. The parking and circulation areas will be surfaced with pervious pavement that
is designed with a permeable surface to accommodate stormwater drainage. The
Public Works Department is requiring the developer to provide drainage facilities
and meet the requirements of San Joaquin County Development Standards to
prevent the increased runoff release rate of storm water from discharging onto
other properties and to prevent offsite sediment transport.

3. The site is physically suitable for the type of development and for the intensity of development.

o This finding can be made because the 2.15-acre parcel is of adequate size and
shape to accommodate the proposed construction of buildings and all yards,
building coverage, setbacks, parking areas, and other requirements of the
Development Title. The Site Plan shows that there is sufficient area for parking and
circulation in compliance with the standards of the Development Title. Additionally,
the solid wood fence will provide adequate screening from the residences located
along the northern and southern property lines.

4. lIssuance of the permit will not be significantly detrimental to the public health, safety, or
welfare, or be injurious to the property or improvements of adjacent properties.

¢ This finding can be made because the Initial Study prepared for this project found
no potentially significant environmental impacts that could not be reduced to a less
than significant level.
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5. The use is compatible with adjoining land uses.

¢ This finding can be made because the proposed use will not interfere with nor alter
the current land uses on adjacent properties. The adjacent parcels are primarily
residential and an existing bed and breakfast. The proposed use to preserve the
historical resource may be conditionally permitted in the AG-40 zone subject to an
approved Use Permit application.

ADDITIONAL FINDINGS FOR HISTORICAL RESOURCES

6. Such historical resource has been identified as being significant by a recognized historical or
architectural organization, or the historical value of the resource can be established by
historical or architectural literature, publications, or official documents which discuss the
resource and its place in history.

¢ This finding can be made because the Locke Barn is identified in the National
Register of Historic Places established by the United States Department of the
Interior National Park Service.

7. The proposed use of such historical resource shall not detract from, or otherwise impair, it as
an historical resource, but instead, the proposed use shall complement, enhance, and be
compatible with the historical resource.

e This finding can be made because there are no improvements or alterations to the
front facade of the Locke Barn. Any modifications, including changes to the inside
of the building, which include a new restroom, and the addition of the covered patio
to the south side exterior of the building will be consistent with the Historical
Building Code. The proposed Community Assembly use type will be consistent with
the historical use of the building as described by the National Register of Historic
Places.
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CONDITIONS OF APPROVAL

PA-1900036 (UP)
MIKE SMITH ENGINEERING, INC. / INNJOY THE JOURNEY, LLC

Use Permit application No. PA-1900036 was approved by the Planning Commission on . The
effective date of approval is . This approval will expire on , which is 18 months from the
effective date of approval, unless (1) all Conditions of Approval have been complied with, (2)
all necessary building permits have been issued and remain in force, and (3) all necessary
permits from other agencies have been issued and remain in force.

Unless otherwise specified, all Conditions of Approval and ordinance requirements shall be
fulfilled prior to the establishment of the use and the issuance of any building permits. Those
Conditions followed by a Section Number have been identified as ordinance requirements
pertinent to this application. Ordinance requirements cannot be modified, and other
ordinance requirements may apply.

1. COMMUNITY DEVELOPMENT DEPARTMENT (Contact: [209] 468-3121)

a. BUILDING PERMIT: Submit an "APPLICATION-COMMERCIAL BUILDING PERMIT". The
Site Plan required as a part of the building permit must be prepared by a registered civil
engineer or licensed architect. This Plan must show drainage, driveway access details
including gates, on-site parking, landscaping, signs, existing and proposed ultility services,
and grading (refer to the "SITE PLAN CHECK LIST" for details). A fee is required for the Site
Plan review. (Development Title Section 9-884)

b. APPROVED USE: This approval is for a change in use of a Historical Resource pursuant to
Development Title Section 9-1053.5 to include a conversion of an existing 2,937-square-foot
storage building into a community assembly hall, the construction of a 600-square-foot
covered patio as shown on the Revised Site Plan dated May 22, 2020. (Use Type:
Community Assembly)

c. PERMITTED EVENTS: Permitted events shall comply with the following:
1. All events shall end by 10 p.m.
2. A maximum of 12 events with outdoor amplified sound are permitted annually.
A. All outdoor amplified sound shall end by 9 p.m.
B. Outdoor amplified sound shall be permitted a maximum 1 time per month.

d. CAPITAL FACILITY FEE: This project may be subject to the Capital Facility Fee. If the
Capital Facility Fee is applicable, the County shall collect the fees before the issuance of any
building permits. (Development Title Section 9-1245.2)

e. PARKING: Off-street parking shall be provided and comply with the following:

1. All parking spaces, driveways, and maneuvering areas shall be surfaced and
permanently maintained with base material of appropriate depth and pervious
concrete to provide a durable, dust free surface as shown on Revised Site Plan dated

May 22, 2020. Bumper guards shall be provided when necessary to protect adjacent
structures or properties (Development Title Section 9-1015.9).
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2. A minimum of 35 parking spaces, in addition to the 7 previously required parking
spaces (SA-97-0012), shall be provided, including three accessible spaces, 1 of which
shall be van accessible. Accessible spaces shall be located as close as possible to
the primary entrance (C.C.R., Title 24).(Community Assembly use type) 0.67 parking
spaces are required for every 1,000 square feet of building area and 0.33 parking spaces
are required per seat.)(Development Title Section 9-1015.3)

3. Each parking stall shall be an unobstructed rectangle, minimum 9 feet wide and 20 feet
long. (Development Title Section 9-1015.5[b])

4. Parking spaces for persons with disability shall be provided as required by Chapters 11A
and 11B of the California Building Code.

f. ACCESS AND CIRCULATION: The following requirements apply and shall be shown on
the Site Plan:

1. Access driveways shall have a width of no less than 25 feet for two-way aisles and 16
feet for one-way aisles, except that in no case shall driveways designated as fire
department access be less than 20 feet wide. (Development Title Section 9-1015.5[h][1])

g. LIGHTING: Lighting shall be provided and comply with the following:

1. Ifthe parking area is to be used at night, parking lot and security lighting shall be installed.
(Development Title Section 9-1015.5[g])

2. Any lighting shall be designed to confine direct rays to the premises. No spillover beyond
the property lines shall be permitted except onto public thoroughfares, provided,
however, that such light shall not cause a hazard to motorists. (Development Title Section
9-1015.5[g][4])

h. LANDSCAPING: Landscaping shall be provided and comply with the following:

1. This project will be required to comply with the Model Water Efficient Landscape
Ordinance Requirement per California Code of Regulations, Title 23, Division 2, Chapter
217.

2. The existing vegetation design is permitted and shall be incorporated into the site plan
review. This satisfies the landscaping requirement. (Development Title Section 9-
1020.10)

3. Areas of the property which are not part of the project shall be barricaded from traffic and
kept mowed and dust free.

i. SCREENING: Screening shall be provided and comply with the following:

1. The existing 6 foot solid wood fence along the southern property line of APN# 019-
090-72, and the solid wood fence in conjunction with planted vegetation along the
northern property line of APN# 051-210-53 adjacent to proposed development and
parking areas shall be required. (Development Title Section 1022.6)

2. All project storage materials and related activities, including storage areas for trash, shall
be screened so as not to be visible from adjacent properties and public right-of-ways.
Screening shall be 6 to 7 feet in height. Outside storage is not permitted in front yards,
street side yards, or in front of main buildings. (Development Title Section 1022.4[d][2])
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j-  SIGNS: Sign details shall be consistent with Chapter 9-1710 of the Development Title and
be included on the Site Plan. All portions of any sign shall be set back a minimum of 5 feet
from any future right-of-way line, including any corner cut-off (snipe). (Development Title
Section 9-1710.2[q])

k. TREE PRESERVATION: Future development on the parcel(s) shall be consistent with the
requirements of the County's Tree Preservation Ordinance. (Development Title Section 9-
1505.2).

I.  NOISE: The following noise mitigation measures shall apply pursuant to the noise study
prepared by Saxelby Acoustics dated August 19, 2019:

1. Reducing average (Leq) noise levels to 65 dB at the Outdoor Control location (50 feet
from sound system or live band) and 80 dB at the Indoor Control location (center of
barn interior) as shown in in Figure 1 of the report.

2. The outdoor speakers shall be located in the approximate area shown on Figure 1 of
the report and oriented facing towards the northwest (away from the closest
neighboring residence to the south east).

3. The venue staff should be trained to use a sound level meter for periodic monitoring
during events and limit noise levels to no more than 65 dB Leq for outdoor events and
80 dB Leq for indoor events, at their respective control points as shown in Figure 1 of
the report.

4. A maximum of 12 outdoor amplified sound events per year are allowed. The events
are required to terminate by 9 p.m. to meet the County’s daytime exterior noise
standards.

5. Stationary noise sources shall be consistent with Chapter 9-1025.9 of the
Development Title. The maximum sound level is 50 dB Hourly Equivalent Sound Level
daytime, 45 dB Hourly Equivalent Sound Level nighttime, 70 dB maximum sound
daytime, 65 dB maximum sound nighttime. This applies to outdoor activity area of
receiving use, or applies at lot line if no activity area is known. (Development Title
Table 9-1025.9 Part Il)

m. BUILDING CODE REQUIREMENTS: The following California Building Code (CBC) and San
Joaquin County Ordinance requirements will be applicable to the proposed project. The
following conditions shall be addressed prior to submittal of a building permit application to
the Building Inspection Division:

1. A building permit for each separate structure or building is required. Submit plans,
specifications and supporting calculations, prepared by a Registered Design
Professional (architect or engineer) for each structure or building, showing compliance
with The 2016 California Building, Existing Building, Historical Building Code (when
applicable), Mechanical, Plumbing, Electrical, Energy and Fire Codes as may be
applicable. Plans for the different buildings or structures may be combined into a single
set of construction documents.

2. A grading permit will be required for this project. Submit plans and grading
calculations, including a statement of the estimated quantities of excavation and fill,
prepared by a Registered Design Professional. The grading plan shall show the
existing grade and finished grade in contour intervals of sufficient clarity to indicate the
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nature and extent of the work and show in detail that it complies with the requirements
of the code. The plans shall show the existing grade on adjoining properties in
sufficient detail to identify how grade changes will conform to the requirements of the
code.

3. The required plans must be complete at the time of submittal for a building permit.
Plans must address building design and construction, fire and life safety requirements,
accessibility and show compliance with the current California codes and San Joaquin
County ordinances. A complete set of plans must include fire sprinkler plans, truss
design submittals, metal building shop drawings, structural plans and calculations,
plumbing, electrical and mechanical drawings and energy report.

4. A soils report is required pursuant to Section 1803 for foundations and CBC appendix
Section J104 for grading of the CBC. All recommendations of the Soils Report shall
be incorporated into the construction drawings.

5. For each proposed building, provide the following information on the plans:

Description of proposed use

Existing and proposed Occupancy Groups
Type of construction

Sprinklers (Yes or No)

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC
Occupant load based on the CPC

Cc—I@MmMUOwy

6. For each existing building that is proposed to be converted to a different use, the
change in use will constitute a change of occupancy. A change of occupancy will
require a code analysis report and necessary plans prepared by an architect or
engineer in accordance with the California Existing Building Code. The report and
plans shall identify existing conditions, propose alterations necessary to bring the
building in compliance with the current code and include the following:

A. Description of proposed use

Existing and proposed Occupancy Groups

Type of construction

Sprinklers (Yes or No)

Number of stories

Building height

Allowable floor area

Proposed floor area

Occupant load based on the CBC for the new use

Occupant load based on the CPC for the new use

Risk Category analysis. (Agricultural Buildings are allowed to be constructed to Risk
Category |, whereas other occupancies require Risk Category Il or Il.)

AETIOMMOOW

Modifications to existing buildings are required to include upgrades related to disability
access pursuant to the California Existing Building Code. Plans showing these upgrades
must be prepared by a registered engineer or licensed architect and shall be submitted
for.
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10.

11.

12.

Accessible routes shall be provided per CBC § 11B-206. At least 1 accessible route
shall be provided within the site from accessible parking spaces and accessible
passenger loading zones; public streets and sidewalks; and public transportation stops
to the accessible building or facility entrance they serve. Where more than 1 route is
provided, all routes must be accessible. §11B-206.2.4

At least 1 accessible route shall connect accessible buildings, accessible facilities,
accessible elements and accessible spaces that are on the same site. §11B-206.2.2

At least 1 accessible route shall connect accessible building or facility entrances with
all accessible spaces and elements within the building or facility, including
mezzanines, which are otherwise connected by a circulation path. §11B-206.2.4

Parking spaces will be required to accommodate persons with disabilities in
compliance with Chapter 11B of the California Building Code. Note that accessible
parking spaces are required for each phase of the project. These parking space(s)
shall be located as close as possible to the primary entrance to the building.

Adequate sanitary facilities shall be provided for the facility, per the requirements of
Chapter 4 of the California Plumbing Code.

This project will be required to comply with the Model Water Efficiency Landscape
Ordinance requirements of the California Code of regulations, Title 22, Division 2,
Chapter 2.7.

n. CALIFORNIA FIRE CODE: The following California Fire Code (CFC) requirements will be
applicable to the proposed project. The following conditions shall be addressed prior to
submittal of a building permit application to the Building Inspection Division.

1.

The Fire Prevention Division has reviewed this application and there does not appear
to be any major problems associated with the proposed project as submitted.

CFC 507 Fire Protection Water Supply - Fire flow and hydrants shall be provided for the
proposed project by the use of: CFC Appendix B.

If Fire Protection Systems are required they shall be installed according to the CFC,
Chapter 9 and the appropriate standards and guides adopted in Chapter 35 of the
California Building Code and the California Electrical Code.

CFC, Section 503 Fire Apparatus Access Roads - Shall be provided as required by this
section. 503.1.2 - A secondary access may be required.

CFC, Section 906 Portable Fire Extinguishers — Provide portable fire extinguishers as
required by this section.

CFC, Section 506 Key Box - A Knox® Box shall be installed according to the local fire
department’s instructions. Make application for the key box at the fire district having
jurisdiction of this project. If there is an electronically controlled access gate at this site a
Knox® key switch will also be required.

CFC, Section 5001.3.3.1 Properties of Hazardous Materials — A complete list of
hazardous materials used and or stored at this site shall be provided.

A complete review, at building permit submittal, will require compliance with applicable
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codes and ordinances.
9. CFC, Section 105 Permits: Operational Permit(s) may be required prior to occupancy.

2. DEPARTMENT OF PUBLIC WORKS (Contact: [209] 468-3000)

a. The developer shall provide drainage facilities in accordance with the San Joaquin County
Development Standards. Retention basins shall be fenced with 6 foot high chain link fence
or equal when the maximum design depth is 18 inches or more. Required retention basin
capacity shall be calculated and submitted along with a drainage plan for review and
approval, prior to release of building permit. (Development Title Section 9-1135).

b. A copy of the Final Site Plan shall be submitted prior to release of building permit.

c. All new construction and the substantial improvement of any structure, including
conversion of existing structures, in the area of special flood hazard shall be elevated or
flood proofed in accordance to San Joaquin County Ordinance Code Section 9-
1605.12(a), (b), and (c).

d. The owner shall execute an Irrevocable Offer to Dedicate Road to result in a 42 foot wide
right-of-way from the centerline of Elliott Road to the property line across the parcel’s
frontage. (A fee based on the current fee schedule is required for processing per
Development Title Table 9-240.2 in addition to a copy of the Grant Deed and a legal
description of the parcel to be offered for dedication.) (Development Title Section 9-
1150.5)

3. ENVIRONMENTAL HEALTH DEPARTMENT (Contact: [209] 468-3420)

a. The conditions requiring a will-serve letter from Lockeford CSD for public water and
sewage has been satisfied. The will-serve letter was provided.

b. Any geotechnical drilling shall be conducted under permit and inspection by The
Environmental Health Department (San Joaquin County Development Title, Section 9-
1115.3 and 9-1115.6).

4. SAN JOAQUIN COUNCIL OF GOVERNMENTS (Contact: [209] 235-0600)

a. This project is subject to the San Joaquin County Multi-Species Habitat Conservation and
Open Space Plan (SUIMSCP) and is located within the unmapped land use area. This can
be up to a 90-day process prior to issuance of building permits and it is recommended that
the project applicant contact SUIMSCP staff as early as possible. It is also recommended
that the project applicant obtain an information package.

5. UNITED AUBURN INDIAN COMMUNITY (Contact: [530] 883-2390)

a. A United Auburn Indian Community (UAIC) construction worker tribal cultural resources
awareness brochure shall be distributed by the project manager to the construction
workers before any construction activities begin on the project site. This brochure will be
provided by the Community Development Staff at time of issuance of Building Permits.
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