Agenda Date: 08/09/2016
Agenda Item: -3

OAKLEY

CALIFORNIA
STAFF REPORT

Date: August 9, 2016 ,
Approved an rded/to City Council

To: Bryan H. Montgomery, City Manager

Bryan H. Montg%hﬁy, City Manager

From:  Joshua McMurray, Planning Manager

Subject: Oakley Gateway Self-Storage and 7-Eleven - An application requesting
approval of: 1) a General Plan Amendment (GPA 05-16) to amend the land
use designation from Public and Semi-Public Facilities (PS) to Commercial
(CO); 2) a Rezone (RZ 07-16) from Public and Semi-Public (P) to General
Commercial (C); 3) Tentative Parcel Map (TPM 02-16) to subdivide 3.63
acres into two parcels; 4) Conditional Use Permit (CUP 02-16) to establish a
self-storage and gas station; and 5) Design Review (DR 14-16) to construct
an approximately 101,997-square-foot (sf) self-storage facility including a
convenience store with a six multi-product dispenser fueling station with
canopy. The project site is an approximately 3.63-acre vacant lot located at
3979 Empire Avenue (Southwest corner of Laurel Road and Empire
Avenue) APN: 053-071-050.

Summary and Background

This is a request by Sutter & Pierce EPC, LLC and 7-Eleven, Inc. ("Applicant”) requesting
approval of: 1) a General Plan Amendment (GPA 05-16) to amend the land use designation
from Public and Semi-Public Facilities (PS) to Commercial (CO); 2) a Rezone (RZ 07-16)
from Public and Semi-Public (P) to General Commercial (C); 3) Tentative Parcel Map (TPM
02-16) to subdivide 3.63 acres into two parcels; 4) Conditional Use Permit (CUP 02-16) to
establish a self-storage and gas station; and 5) Design Review (DR 14-16) to construct an
approximately 101,997-square-foot (sf) self-storage facility including a convenience store
with a six multi-product dispenser fueling station with canopy. The project site is an
approximately 3.63-acre vacant lot located at 3979 Empire Avenue (Southwest corner of
Laurel Road and Empire Avenue) APN: 053-071-050.

Staff recommends the City Council approve the Gateway Self-Storage and 7-Eleven project,
as conditioned.
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Oakley Gateway Self Storage and 7-Eleven
August 9, 2016

General Plan and Zoning

The existing land use designation on the subject site is “Public and Semi-Public Facilities
(PS)". The purpose of the PS Land Use Designation is to provide locations for “public, semi-
public and private facilities. .. ..to serve the needs of the community. These uses support
government, civic, cultural, health, education, and infrastructure aspects of the City. Public
and Semi-Public facilities should be located in a manner that best serves the community’s
interests, allows for adequate access by bus, bicycle, or foot to minimize trip generation and
provides for access by all residents, where appropriate. This designation includes properties
owned by public agencies such as libraries, fire stations, public transportation corridors, and
schools, as well as privately owned transportation and utility corridors such as railroads, and
power transmission lines.....A wide variety of public and private uses are allowed with this
General Plan category. However, construction of private commercial uses will be limited to
uses related to the public or semi-public activity. Residential subdivision of this designation is
not allowed.”

The property is currently zoned Public and Semi-Public (P) District. This district is
compatible with the current General Plan designation and would allow for uses that fit within
that designation. Both the existing land use designation and zoning would not allow for the
proposed project and that is why the applicant is proposing a change in land use designation
and zoning.

Existing Conditions and Surrounding Land Uses

The approximately 3.63-acre project sites are located on the southwest corner of Laurel
Road and Empire Avenue. The site is currently owned by the Contra Costa Water District
(CCWD) (See Figure 1. Street View of Project Site and Figure 2. Aerial of Project Site and
Adjacent Properties) and is undeveloped. The property to the east, across Empire Avenue,
and north, across Laurel Road, are occupied by a single-family residence. The project site
is bordered by Empire Avenue to the east and Laurel Road to the North. The Randall-Bold
Water Treatment Plant and CCWD owned land surrounds the project site to the south and
west.

Figure 1. Street View of Project Site
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August 9, 2016

Figure 2. Aerial of Project Site and Adjacent Properties

Project Description

Proposed General Plan Amendment

The proposed General Plan land use designation amendment is to change the PS
designation on the property to “Commercial ("CQO"). As stated in the Oakley 2020 General
Plan, “[The commercial] designation allows for a broad range of commercial uses typically
found adjacent to residential neighborhoods, downtowns, and freeways.” In order to
establish a self-storage use, the applicable land use designation would need to be amended
to commercial land use designation, such as CO.

Proposed Rezoning

Amending the applicable land use designation to CO would allow for a rezoning application
to change the applicable zoning district, but only to one of the zoning districts found to be
compatible with CO, which include Retail Business (RB) District, General Commercial (C)
District, or Planned Unit Development (P-1) District. The C District allows for self-storage
(termed “mini-self storage” in the OMC) with approval of a conditional use permit, but only if
accompanied by retail storefronts. The applicant has proposed the General Commercial
(C) District. The project does include a 7-Eleven convenience store and gas station which
meets the intent of the code requirement to include a retail component.

Proposed Tentative Parcel Map

The project proposal includes a Tentative Parcel Map to split the approximately 3.63-acre
parcel into two parcels (Parcel 1 would be approximately 33,712 square feet or 0.77-acres
and Parcel 2 would be approximately 124,289 square feet or 2.86-acres). The proposed 7-
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Eleven would be developed on Parcel 1 and the self-storage component of the project would
be developed on Parcel 2. The Tentative Parcel Map Exhibit is depicted below:
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Proposed Conditional Use Permit

The proposed use is defined as “Retail and Self-Storage”, which is allowed in the General
Commercial District with the approval of a Conditional Use Permit. The purpose of a
Conditional Use Permit is to allow for uses that are not allowed by right, and to ensure,
through conditions, that the proposed land use is compatible with the surrounding land uses
in the neighborhood per Oakley Municipal Code Section 9.1.1602.

Proposed Design Review

The Design Review Ordinance has different levels of Design Review procedures for review
and approval of a Design Review Permit. Oakley Municipal Code section 9.1.1604(c)(2)(i)
requires that any new commercial structure be heard and approved by the Planning
Commission'. The proposed new development fits the criteria above and requires Design
Review.

The proposed design review covers all of the physical development of the site, such as
building siting, layout, architecture, colors and materials, landscaping, lighting, and parking.
The proposed project involves full development of an approximately 3.63-acre vacant site
with two uses, the 7-Eleven convenience store and gas station and the self-storage facifity.

! City Council acts as the Planning Commission per Ordinance No. 06-09
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The 7-Elven component will feature a non-prototypical site plan that shifts the gasoline
canopy to the rear of the proposed Parcel 1 while moving the convenience store {o the very
northeast corner of the parcel. This site plan reflects comments made by the City Council at
the October 27, 2015 Preliminary General Plan Amendment Hearing. The one-story store is
approximately 3,795 square feet and is 28' 7" at the tallest point which is the tower element
located on the northwest corner of the building. Access to Parcel 1 will be from a 2-way
driveway on both the Laurel Road and Empire Avenue frontages. Dedicated off street
parking is provided in 12 spaces (one ADA accessible) around the west and south areas of
the convenience store, 4 parallel parking spaces along the southern property line of Parcel 1
and 12 fueling spots underneath the canopy.

The self-storage component of the project features six storage buildings and one smaller
first floor office building with a second floor managers unit. Buildings A, B, D and £ are all
one-story and range from 11 to 13 feet in height depending on the roof line and architectural
detail. Buildings C, F and the Managers building are 2-story and range from 21’ 3" to 25’ 6"
in height depending on the roof line and architectural detail. The tower element of the 2-
stary office/managers unit building is 32’ 2" tall. All six buildings run along the perimeter of
the property lines for the proposed parcel 2 with the exception of the southwest corner of
Parcel 2, which has the storm water detention basin as well as 15 parking spaces. The two-
story office and managers unit is detached from the storage buildings and is located on the
east side of the entry driveway and totals 2,360 square feet. Access to Parcel 2 will be from
a 2-way driveway off the Laurel Road frontage.

Dedicated off street parking is provided in five spaces (one ADA accessible) outside of the
entry gate. The managers unit has one dedicated covered parking space. There are 15
additional parking spaces inside of the gates towards the southwest corner of the parcel.
Parking for access to storage units will be unmarked but available within the drive aisles as
is typical in self-storage type uses. In most areas, the drive aisles are a minimum 26 feet
wide. These drive aisles lead to an exit only driveway and gate on the Empire Avenue
frontage.

Figure's 3 through 6 on the following pages highlight both the 7-Eleven and self-storage
project elevations.
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Figure 3. 3D Rendering Looking Southwest from the Corner of Laurel Road and
Empire Avenue (7-Eleven)
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Oakley Gateway Self Storage and 7-Eleven
August 9, 2016

Figure 5. Partial North Elevation (Self-Storage)
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Previous Preliminary General Plan Amendment

On October 27, 2015, the City Council held an advisory public hearing on a Preliminary
General Plan Amendment for the proposed Oakley Gateway Self Storage and 7-Eleven
project. At that time, the Council was presented with the conceptual plans and proposed
amendment from PS to CO, as well as a brief analysis by Staff on the application. The
purpose of the preliminary hearing was to allow for the Council to provide feedback to the
applicant and Staff regarding concerns and interest in the project. The minutes of that
meeting are attached for reference. In summary, the Council had concerns regarding the
lack of more retail and commercial uses on the site and the placement of the convenience
store (more traditional location behind the gas canopy versus moving the convince store to
the northeast corner of the parcel). In closing comments, a majority of the Councilmembers
indicated an interest in seeing the applicant propose for the General Plan Amendment to
redesignate to the site to Commercial.

Analysis

General Plan Amendment

Amending a land use designation from a Public and Semi-Public Facilities land use to a
Commercial land use will change the underlying type of development allowed and remove
the potential for other public and semi-public uses from being established. When
considering the potential for a General Plan Amendment on this site, one important aspect is
whether or not the site should remain public, semi-public. Given discussions held during the
preliminary hearing, this site is more conducive to commercial development because it's
located along two major arterials within the City of Oakley. Since the relinquishment of
Highway 4 from Caltrans to what now is Main Street, Laurel Road is being used more as it
provides direct access to Highway 4. Currently there is no fuel option along the Laurel Road
corridor and the addition of a fuel station would provide hoth Oakley residents and non-
residents a fuel option other than what exists along Main Street.
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This corner has been of significant interest to the City over the past several years. This
intersection is one of the more “prime” intersections in the City in terms of location, visihility
and traffic counts. All of those lend to a more favorable location when you talk to national
retailers and commercial developers. Although self-storage isn't typically associated with
prime commercial corners, the applicant for this project has not had success landing a deal
with a national anchor for site.

If the site was to be redesignated to Commercial and the proposed project approved, there
would be one inconsistency with the General Plan. The description for the “Commercial®
tand use designation in the Oakley 2020 General Plan includes maximum site coverage of
40%. The proposed site plans show a cumulative site coverage of approximately 43%. The
General Plan includes many policies and implementation measures. Sometimes, as with
this lot coverage, it also contains guidance for applicable zoning districts. Staff believes this
project meets the intent and spirit of the General Plan, and that exceeding the 40% ot
coverage for this project by 3% is not substantial and will not change the overall look and
feel of the site when fully developed.

In the realm of land use compatibility, redesignating this site to allow for a commercial use,
such as the proposed self-storage and 7-Eleven project, will serve to provide a buffer
between the Laurel Road and Empire avenue frontages and the Randall-Bold Water
Treatment Plant. It would also serve to result in a well thought out development that will
beautify the projects Laurel Road and Empire Avenue frontages, which will result in a more
balanced and attractive intersection that has gone undeveloped for years. Given the
proposed project and request to rezone the parcel to General Commercial, the proposed
General Plan Amendment is warranted.

Rezone

To revisit the background section the General Commercial “C” District is compatible with the
Comimercial land use designation and would allow for a self-storage use with a retail
component as a conditionally permitted use. The project, as conditioned, is well thought out
and will allow the site to be developed in the vision of the applicant in a manner consistent
with the Comimercial land use designation.

Tentative Parcel Map

The Tentative Parcel Map has been reviewed against all applicable codes including the
Subdivision Map Act and the Zoning Ordinance. The General Commercial zone requires a
minimum 7,500 square foot lot with no minimum lot depth or width. In addition the code
allows for a maximum 1.0 Floor Area Ratio (FAR). Each lot proposed is well in excess of
7,500 square feet and the 7-Eleven comes in at a .11 FAR and the self-storage component
comes in at a .82 FAR. The Tentative Parcel Map as proposed meets all applicable codes
and regulations.

Conditional Use Permit
The Conditional Use Permit (CUP) is required for both the self-storage use as well as the
gasoline service station. The project includes a retail component and therefore meets the
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intent of requiring a CUP. The self-storage component of the project is compatible with the
surrounding areas in that there are no conflicts with adjacent land uses.

In terms of the 7-Eleven, Staff has added several conditions of approval that deal with
alcohol sales. Specifically there are conditions that regulate the hours alcohol may be sold,
a security plan, the type of alcohol that can be sold (beer and wine only), window signage
and other applicable conditions that make the overall use compatible with the surrounding
area. Like most gasoline service stations, the gas pumps and convenience store are
proposed to operate on a 24-hour a day basis while the sale of beer and wine is limited from
the hours of 6:00 AM to 2:00 AM. These conditions are very similar to the conditions placed
on other gasoline service stations that have a convince store that sells alcohol.

Design Review
Circulation/Parking: The 7-Eleven component of the project has two driveways, one off

Laurel Road and one off Empire Avenue. Each driveway is 40 feet in width and they are
limited to right in and right out ingress and egress. The self-storage component of the
project also has two driveways. A rightin, right out driveway located towards the western
edge of the northern property line. This driveway will serve as the main entrance to the
facility and is intended to be the entrance for all box trucks. The project has an exit only right
out driveway off Empire Avenue, located towards the southern edge of the eastern property
line.

The applicant has indicated that they would like to reconfigure the median at the signalized
intersection, to provide a U-turn, just west of the project site on Laurel Road (intersection
circled in red below). The project is conditioned to fund and submit improvement plans and
signal modification plans for the proposed U-turn lane on west bound Laurel Road at the
intersection with Neroly Road for approval by the City Engineer.

The 7-Eleven and self-storage are both adequately parked. Each component of the project
is providing parking in excess of the code requirements as explained earlier in the Staff
Report.
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Building/Site Design

The project can be separated into two components. The northeastern portion of the project,
otherwise known as Parcel 1, wili be developed with the 7-Eleven convenience store and
gas station. As stated earlier, the convenience store has been shifted to the northeast
corner of the parcel, which is both a requirement of the Commercial and Industrial Design
Guidelines and was requested by a majority of the City Council at the October 27, 2015
hearing. A majority of the parking will be located around the west and south areas of the
convenience store. The fuel canopy is located towards the southwest portion of Parcel 1,
moving it away from the street frontage. This site plan design aliows for a project where the
fuel canopy doesn't overwhelm the site.

The 7-Eleven features a tower element at the northwest corner of the building, located along
Laurel Road. This tower element along with the tower element on the self-storage building

+ provides for a consistent theme. The applicant has provided many enhanced materials that
are shown on the applicant’s plans. The building will use a base stucco exterior, with
extensive ledgestone accents along the base of the building, at the building corners and on
the tower element. Exposed wood beam trellises with Spanish tile roofing are located on all
four elevations, matching the Spanish tile roof on the tower element. The building has
varying roof line and elements with both parapet elements along a majority of the perimeter
walls and a pyramid hip roof on the tower element.

The remainder of the site, Parcel 2, will be developed with the self-storage use. Buildings A,
B, D and E are all one-story and range with buildings C, F and the Managers building being
2-story. During the October 27, 2015 hearing, the City Council expressed a desire to have a
very high quality architectural design. The applicant took that direction and prepared plans
that incorporate design elements that are very high quality and not typical of a self-storage
project. A self-storage project typically lends itself to large stretches of blank building walls.
The applicant has paid careful attention to this aspect and provided additional articulation,
material changes, horizontal offsets and additional roof elements. The project uses multiple
materials and roof lines to create a unique architectural style. The use of stone accents, a
varying color palette, wood barn doors along the Laurel Road frontage, tubular steel trellises
and stucco reveals add to the high quality design. The use of these materials create
elevations that have articulation and relief in order to create architectural interest. The
varying roof lines and height of the project also help reduce the massing of the larger, two-
story self-storage buildings.

The Laurel Road frontage of the project site is mostly improved with curb, gutter, and
sidewalk, and landscaping. The project is conditioned o complete the frontage
improvements along Empire Avenue which would include constructing a 6-foot wide
detached sidewalk and landscaping. In addition to these improvements, the project is also
conditioned to underground the exiting utility poles along the Empire Avenue frontage. It
should be noted that the final design does not include parking spaces that would have cars
pointed towards Laurel Road or Empire Avenue when parked. A majority of the parking
areas are screened from view.
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There are several conditions placed within the resolution that require further information to
be submitted like detailed landscape plans, and information about the trash enclosures and
other site improvements prior to them being constructed. The building and site
improvements have been reviewed and they do comply with both the development
regulations and the spirit and intent of the Commercial and Industrial Design Guidelines.
Staff has worked with the applicant to ensure that an adequate amount of landscaping, both
bushes and plantings, are used along the project frontage to further enhance the overall look
of the project frontage.

With adoption of the proposed resolution for the Design Review approval, as conditioned,
the project will comply with the Commercial and Industrial Guidelines.

Environmental Review

An Initial Study and Mitigated Negative Declaration ("MND”) have been prepared for this
project pursuant to the California Environmental Quality Act (CEQA). The Notice of Intent fo
Adopt a MND and Initial Study was circulated for public review and comment from June 29,
2016 to July 29, 2016 and was filed with the County Clerk and Governor's Office of Planning
and Research State Clearinghouse. A copy of the MND and Initial Study are attached. The
City Council must adopt the MND in order to approve the project. Adoption of the MND is
included in the proposed General Plan resolution, and referenced in the Rezone ordinance
and Design Review resolution.

Findings

Draft findings for the General Plan Amendment, Tentative Parcel Map, Conditional Use
Permit, and Design Review can be found in the proposed resolutions. Draft findings for the
Rezone can be found in the proposed ordinance.

Recommendation
Staff recommends the City Council:

¢ Adopt the Mitigated Negative Declaration (included as a finding to proposed General
Plan resolution and referenced in the proposed Rezone ordinance and Tentative
Parcel Map, Conditional Use Permit and Design Review resolution);

o Adopt a resolution approving the General Plan Amendment, as conditioned;

o Waive the first reading and introduce an ordinance approving the Rezone, as
conditioned; and

o Adopt a resolution approving the Tentative Parcel Map, Conditional Use Permit and
Design Review, as conditioned.

Attachments

1. Vicinity Map
2. Public Hearing Notice
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Initial Study with Mitigated Negative Declaration

Applicant's Plans

Minutes from the October 27, 2015 Preliminary GPA Hearing
Proposed General Plan Land Use Amendment Resolution
Proposed Rezone Ordinance

Proposed Design Review Resolution
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Oakley Gateway Self Storage and 7-Eleven General Plan Amendment
(GPA 05-16), Rezone (RZ 07-16), Tentative Parcel Map (TPM 02-16),
Conditional Use Permit (CUP 02-16) and Design Review (DR 14-16)

Southwest corner of Laurel Road and Empire Avenue
APN: 053-071-050




OAKLEY
City of Oakley
_*_ 3231 Main Street

Oakley, CA 94561
C A L I F O R N I A WWW.Oakleyinfo.Conl

NOTICE OF PUBLIC HEARING

Notice is hereby given that on August 9, 2016 at 6:30 p.m., or as soon thereafter as the matter may be
heard, the City Council of the City of Oakley will hold a Public Hearing at the Council Chambers located
at 3231 Main Street, Oakley, CA 94561 for the purposes of considering Gateway Self Storage and 7-
Eleven General Plan Amendment (GPA 05-16), Rezone (RZ 07-16), Tentative Parcel Map (TPM 02-16),
Conditional Use Permit (CUP 02-16) and Design Review (DR 14-16).

Project Name: Gateway Self Storage and 7-Eleven General Plan Amendment (GPA 05-16), Rezone (RZ
07-16), Tentative Parcel Map (TPM 02-16), Conditional Use Permit (CUP 02-16) and Design Review (DR
14-16)

Project Location: 3979 Empire Avenue (Southwest corner of Laurel Road and Empire Avenue)
(APN) 053-071-050

Applicant: Sutter & Pierce EPC, LLC, 190 Hartz Avenue, Suite 200, Danville, CA 94526 and 7-Eleven,
Inc. 3200, Hackberry Road, Irving, TX 75063

Request: An application requesting approval of: 1) a General Plan Amendment (GPA 05-16) to amend
the land use designation from Public and Semi-Public Facilities (PS) to Commercial (CO); 2) a Rezone
(RZ 07-16) from Public and Semi-Public (P) to General Commercial (C); 3) Tentative Parcel Map (TPM
02-16) to subdivide 3.63 acres into two parcels; 4) Conditional Use Permit (CUP 02-16) to establish a
self-storage and gas station; and 5) Design Review (DR 14-16) to construct an approximately 101,997-
square-foot (sf) self-storage facility including a convenience store with a six multi-product dispenser
fueling station with canopy.

CEQA: This project was analyzed in an Initial Study pursuant to CEQA Guidelines, to which a
Mitigated Negative Declaration was made available to the public and all requesting parties, and
posted with the Contra Costa County Clerk and Governor’s Office of Planning and Research for at
least 30-days prior to the date of this hearing. The Planning Division found the project described above
will not have a significant effect on the environment.

The Staff Report and its attachments will be available for public review, on or after July 29, 2016 at City
Hall, 3231 Main Street, Oakley, CA 94561 or on the City’s website www.oakleyinfo.com.

Interested persons are invited to submit written comments prior to and may testify at the public
hearing. Written comments may be submitted to Joshua McMurray, Planning Manager at the City
of Oakley, 3231 Main Street, Oakley, CA 94561 or by email to mecmurray@ci.oakley.ca.us.

NOTICE IS ALSO GIVEN pursuant to Government Code Section 65009(b) that, if this matter is
subsequently challenged in Court by you or others, you may be limited to raising only those issues you
or someone else has raised at a Public Hearing described in this notice or in written correspondence
delivered to the City of Oakley City Clerk at, or prior to, the Public Hearing,.
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INITIAL STUDY/MITIGATED NEGATIVE DECLARATION

10.

BACKGROUND
Project Title: Gateway Self Storage and 7-Eleven
Lead Agency Name and Address: City of Oakley
3231 Main Street
Oakley, CA 94561
Contact Person and Phone Number: Joshua McMurray

Planning Manager
(925) 625-7004

Project Location: 3979 Empire Avenue
Southwest corner of Laurel Road and Empire Avenue
Assessor’s Parce! Number (APN) 053-071-050

Project Sponsors: Sutter & Pierce EPC, LLC
190 Hartz Avenue, Suite 200

Danville, CA 94526

And

7-Eleven, inc.

3200 Hackberry Road

frving, TX 75063

Existing General Plan: Public and Semi-Public Facilities (PS)
Proposed General Plan: Commercial (CO)
Existing Zoning: Public and Semi-Public (P)
Proposed Zoning: General Commercial (C)

Project Description Summary:

Application requesting approval of: 1) a General Plan Amendment (GPA 05-16)
to amend the land use designation from Public and Semi-Public Facilities (PS) to
Commercial (CO); 2) a Rezone (RZ 07-16) from Public and Semi-Public (P) to
General Commercial (C); 3) Tentative Parcel Map (TPM 02-16) to subdivide
3.63 acres into two parcels; 4) Conditional Use Permit (CUP 02-16) to establish
a self-storage and gas station; and 5) Design Review (DR 14-16) to construct an
approximately  101,997-square-foot  (sf) self-storage facility including a
convenience store with a six muiti-product dispenser fueling station with canopy at
the southwest corner of the Laurel Road and Empire Avenue intersection, 3979
Empire Avenue { APN 053-071-050),

1
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B. SOURCES

All technical reports and modeling results prepared for the project analysis are available
upon request at the City of Oakley City Hall, located at 3231 Main Street, Oakley, CA
94561. The following documents are referenced information sources utilized by this
analysis:

1. AE! Consultants: Environmental & Engineering Services. Phase | Environmental Site
Assessment. Prepared on February 25, 2016.

2. Bay Area Air Quality Management District. CEQA Air Quality Guidelines. May 2012
(updated January 16, 2014).

3. California Emissions Estimator Model. CalEEMod. Version 2011.1. Accessed on
June 20186.

4. California Environmental Protection Agency, California Air Resources Board. Air
Quality and Land Use Handbook: A Community Health Perspective. Published April
2005.

5. City of Oakley, Oakley 2020 General Plan, December 2002.

6. City of Oakley, Oakley 2020 General Plan Background Report, September 2001.

7. City of Oakley, Oakiey 2020 General Plan Envircnmental Impact Report, December
2002.

8. City of Oakley. Oakley Commercial & Industrial Design Guidelines. February 2005,

9. City of Oakley. Oakley Municipal Code. Accessible at
http://mww.codepublishing.com/CA/Qakley/. Passed May 10, 2016.

10.Contra Costa LAFCo. Water and Wastewater Municipal Services Review for East
Contra Costa County. Approved December 19, 2007

11. Diablo Water District. Final 2010 Urban Water Management Plan. June 2011.

12.ENGEO Incorporated. Geotechnical Exploration Self Storage Facility and 7-Eleven
Oakley, California. Prepared on February 9, 2016.

13. Federal Emergency Management Agency, National Flood Insurance Program. Flood
Insurance Rate Map Number 06013C035SF Effective June 16, 2009.

14.Ironhouse  Sanitary District. ~ Water Recycling Facilify. Accessible at
http./fironhousesanitarydistrict. com/pages/wrf.html. Accessed on June 9, 2016,

15. State of California, Natural Resources Agency, Department of Conservation. Contra
Costa County Important Farmland 2012. Published April 2014.

16.Mid-Valley Engineering, Inc. Stormwater Control Plan for 3979 Empire Ave. 7-
Eleven Oakley. Prepared on February 3, 2016.

17.Robert A. Karn & Associates, Inc. Sformwater Control Plan for Qakley Self Storage,
Laurel Road & Empire Avenue Oakley, CA. Prepared on March 9, 2016.

18.Sycamore Environmental Consultants, Inc. Application Form and Planning Survey
Report. Submitted on April 28, 20186,

19. TJKM Traffic Consultants. Traffic Impact Study Report Laurel Road Gas Station and
Self-Storage Facility TIA City of Oakley, California. Prepared on March 10, 2016.
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C.

ENVIRONMENTAL FACTORS POTENTIALLY AFFECTED

The environmental factors checked helow would be potentially affected by this project,
involving at least one impact that is “Less Than Significant With Mitigation Incorporated”
as indicated by the checklist on the following pages.

O

x %

onono

Aesthetics

Biological Resources
Geology and Soils

Land Use and Planning
Population and Housing
Transportation/Circulation

O

®

ooo

Agriculture and
Forestry Resources

Cultural Resources

Hazards and
Hazardous Materials

Mineral Resources
Public Services

Utilities and Service
Systems

ooo oo 4

Air Quality

Greenhouse Gas

Hydrology and Water
Quality

Noise
Recreation

Mandatory Findings of
Significance
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D.

DETERMINATION

On the basis of this Initial Study:

]

#

| 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 applicant. A MITIGATED
NEGATIVE DECLLARATION will be prepared.

| find that the Proposed Project MAY have a significant effect on the
environment, and an ENVIRONMENTAL IMPACT REPORT is required.

| find that the proposed project MAY have a “potentially significant impact” or
“potentially significant uhless mitigated” 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 pursuant to applicable standards, and (b) have been
avoided or mitigated pursuant to that earlier EIR, including revisions or mitigation
measures that are imposed upon the proposed project, nothing further is
required.

Signature Date

Joshua McMurray City of Oakley

Printed Name For

June 20186




E. BACKGROUND AND INTRODUCTION

This Initial Study/Mitigated Negative Declaration (IS/MND) provides an environmental
analysis pursuant to the California Environmental Quality Act (CEQA) for the proposed
project. The applicant has submitted this application to the City of Oakley, which is the
Lead Agency for the purposes of CEQA review. The IS/MND contains an analysis of the
environmental effects of construction and operation of the proposed project.

In December 2002, the City of Oakley adopted the Oakiey General Plan and the Qakley
General Plan Environmental Impact Report (EIR). The General Plan EIR was a
program-level EIR, prepared pursuant to Section 15168 of the CEQA Guidelines (Titie
14, California Code of Regulations, Sections 15000 et seq.). The General Plan EIR
analyzed full implementation of the Oakley General Plan and identified measures to
mitigate the significant adverse project and cumulative impacts associated with the
General Plan. Pursuant to CEQA Guidelines Section 15150(a), the City of Oakley
General Plan and General Plan EIR are incorporated by reference. Both documents are
available at the City of Oakley, 3231 Main Street, Oakley, CA 94561,

The environmental setting and impact discussion for each section of this 1S/MND have
been largely based on information in the Oakiey General Plan and the Oakley General
Plan EIR. In addition, detailed technical reports including a Planning Survey Report
prepared by Sycamore Envircnmental Consultants, a Phase | Environmental Site
Assessment prepared by AEl Consultants, a Geotechnical Exploration prepared by
ENGEO Incorporated, and a Traffic Impact Study Report prepared by TKJM Traffic
Consultants, were prepared specifically for the proposed project and are utilized, where
appropriate.

The mitigation measures prescribed for environmental effects described in this IS/MND
would be implemented in conjunction with the project, as required by CEQA, and the
mitigation measures would be incorporated into the project. In addition, findings and a
project Mitigation Monitoring and Reporting Program (MMRP) would be adopted in
conjunction with approval of the project.

F. PROJECT DESCRIPTION

The following Section includes a description of the project’'s location and surrounding
land uses, as well as a discussion of the project components and discretionary actions
requested of the City of Oakley by the project.

Project Location and Surrounding Land Uses

The project site is located at the southwest corner of the Laurel Road and Empire
Avenue intersection, 3979 Empire Avenue designated by APN 053-071-050 (See
Figure 1). The property to the south and west includes land owned by the Contra Costa
Water District. To the south is a developed water treatment plant and to the west is a
vineyard. North of the project site, across Laurel Road, is a vineyard with single family
housing beyond. East of the project site, across Empire Avenue is undeveloped land,
beyond which are single family homes.

5
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Project Components

The proposed project includes a request for approval of a General Plan Amendment,
Rezone, Tentative Parcel Map, Conditional Use Permit, and Design Review to
construct a self-storage facility and a convenience store with a fueling station. The
applicant is proposing to subdivide the 3.63-acre vacant site into two parcels to
construct a 2.86-acre seif-storage facility and a 0.77-acre 7-Eleven gas station. The
self-storage facility will include six one- and two-story storage buildings totaling 99,637
sf. In addition, a two-story manager’s building consisting of a residential unit and office
space will be located on-site. A total of 21 parking spaces will be provided for the self-
storage facility (see Figure 2). The 7-Eleven parcel will include a 3,795 sf 7-Eleven
store, six multi-product dispenser fueling stations with a canopy and 28 parking
spaces, including 12 at the fueling stations (see Figure 3).

Discretionary Actions

Implementation of the proposed project would require the following discretionary
actions by the City of Oakley City Council:

e Adoption of the Mitigated Negative Declaration;

e Adoption of the Mitigation Monitoring and Reporting Program;

e Approval of a General Plan Amendment (GPA 05-16) to amend the land use
desighation from Public and Semi-Public Facilities (PS) to Commercial (CO);

e Approval of a Rezone (RZ 07-16) from Public and Semi-Public (P) to General
Commercial (C);

o Approval of a Tentative Parcel Map (TPM 02-16) to subdivide 3.63 acres into
two parcels;

e Approval of a Conditional Use Permit (CUP02-16) to establish a self-storage
and gas station; and

o Approval of a Design Review (DR 14-16) to construct a self-storage and 7-
Eleven with a fueling station.
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Figure 2
Gateway Self-Storage Site Plan
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Figure 3
7-Eleven Gas Station Site Plan
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G. ENVIRONMENTAL CHECKLIST

The following checklist contains the environmental checklist form presented in Appendix
G of the CEQA Guidelings. The checklist form is used to describe the impacts of the
proposed project. A discussion follows each environmental issue area identified in the
checklist. Included in each discussion are project-specific mitigation measures required,
where necessary, as part of the proposed project.

For this checklist, the following designations are used:

Potentially Significant Impact: An impact that could be significant, and for which
mitigation has not been identified. If any potentially significant impacts are identified, an
EIR must be prepared.

Less Than Significant With Mitigation Incorporated: An impact that requires
mitigation to reduce the impact to a less-than-significant level.

Less-Than-Significant Impact: Any impact that would not be considered significant
under CEQA relative o existing standards.

No Impact: The project would not have any impact.

10
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Less-Than-
Potentially Significant Less-Than- No

lssues Siﬁ-’;ﬂcjm Mit\i';rgnon S}?r?;ﬁa?tm Impact
Incorparated
I, AESTHETICS.
Would the project;
a. Have a substantial adverse effect O Ol ® O
on a scenic vista?
b. Substantially damage scenic (I [l # O
resources, including, but not limited
to, trees, rock outcroppings, and
historic buildings within a State
scenic highway?
c. Substantially degrade the existing il 0 ® l
visual character or quality of the site
and its surroundings?
d. Create a new source of substantial £l Ll »n 1
light or glare which would adversely
affect day or night-time views in the
area?
Discugsion
a. Scenic resources in Oakley include predominant natural landscape features such
as the Delta, Dutch Slough, Marsh Creek, agricultural and other open space
lands, as well as the views of Mount Diablo to the west. The proposed project site
is not located within an area designated as a scenic vista, nor does the site
include any significant scenic resources such as rock outcroppings or historic
buildings. The City of Oakley General Plan Environmental Impact Report
(Oakley GP EIR) does not designate the proposed project site a scenic vista.
The proposed project would include the construction of one and two-story
structures on the project site that would not have size and mass that could
obstruct views, including views of Mount Diablo. Therefore, a less-than-
significant impact would occur.
b. According to the California Scenic Highway Mapping System, administered by

Caltrans, a portion of SR 4, from the intersection of SR 160 with SR 4, west
towards the Contra Costa County line is eligible for State Scenic Highway
designation. The proposed project is located a half mile east of SR 4 within the
section of the roadway eligible for state designation. However, views of the
project site from SR 4 are obstructed by the Contra Costa Water District Water
Treatment Plant, and the Laurel Road overpass. Because the proposed project is
not visible from SR 4 the project would not damage scenic resources within a
state scenic highway, and a less-than-significant impact would occur.

11
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The project site is a vacant graded property bordered to the south by the existing
Contra Costa Water District Water Treatment Plant. The development of the
proposed project would place structures on a vacant site which wouid change the
visual character of the site. However, the City has adopted Commercial &
Industrial Design Guidelines which are intended to integrate new development
into the existing fabric of Oakley, and preserve the City's human scale and sense
of place. The City's Design Review of the proposed project would include
compliance with the City’s Commercial & Industrial Design Guidelines, which
would ensure that the proposed project would be compatible with the surrounding
area and the visual quality would not be substantially degraded. Therefore, the
impact would be considered less than significant.

The proposed project would include the installation of parking lot and building
lighting. The City’'s Commercial & Industrial Desigh Guidelines require that site
lighting incorporate cut-offs to prevent spill-over laterally onto adjacent properties
and upwards into the night sky. The plans for the self-storage facility included a
photometric lighting pltan which indicates that lighting levels at the property line
would be zero. A plan has not been submitted for the 7-Eleven parcel; however,
compliance with City's Commercial & Industrial Design Guidelines would ensure
that the proposed project would not result in the addition of a substantial source
of light or giare. Therefore, the creation of new sources of light and glare by the
project would be considered a less-than-significant impact.

12
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tess-Than-

Potentially  Significant Less-

i . Than- No
Issues Significant With L
Impact Mitigation S'ﬁgrﬁ:;m Impact
Incorporated P

Hl. AGRICULTURE RESQURCES.

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 Depl. of Conservation as
an optional model fo use in assessing impacts on
agriculfure and farmland. In detemmining 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
Resotirces Board, Would the project:

a. Convert Prime Farmiand, Unique 0 O O %
Farmland, or Farmland of Statewide
importance (Farmland), as shown on the
maps prepared pursuant to the Farmland
Mapping Program of the California
Resources Agency, to non-agriculiural
use? ,
b. Conflict with existing zoning for agricultural 0 0 | ®
use, or a Williamson Act contract?

c. Conflict with existing zoning for, or cause O a u %
rezoning of, forest land {as defined in
Public Resources Code section 12220(g)),
timberland (as defined by Public
Resources Code section 4526), or
timbertand zoned Timberland Production
(as defined by Government Code section

51104(g))?

d. Result in the loss of forest land or U O u R
conversion of forest land to non-forest
use?

e. Involve other changes in the existing O] M M #

environment which, due to their location or
nature, could individually or cumulatively
rasult in loss of Farmland to non-
agricultural use?

13
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Discussion

a,e.

c,d.

The proposed project site is desighated as “Other Land” on the Contra Costa
County Important Farmland Map 2012 published by the Department of
Conservation. Other Land is land not included in any other mapping category.
Common examples include low density rural developments, as well as vacant
and nonagricultural land surrounded on all sides by urban development. Small
vineyards are located on the adjacent undeveloped portion of the Contra Costa
Water District Water Treatment Plant property. The vineyard site is designated
for Public/Semi-Public uses. Because the proposed project would not convert
Prime Farmland, Unique Farmiand, or Farmland of Statewide Importance to non-
agricultural uses or invoive changes which could cumulatively result in loss of
Farmland, no impact would occur.

The project site is not zoned agricultural, nor is the site under a Williamson Act
contract. Completion of the proposed project would not conflict with existing
zoning for agricultural use and would not conflict with a Williamson Act contract.
Therefore, no impact would occur.

The project site is not considered forest land (as defined in Public Resources
Code section 12220[g]), timberland (as defined by Public Resources Code
section 4526), and is not zoned Timberland Production (as defined by
Government Code section 51104[g]). Therefore, the proposed project would
have no impact with regard to conversion of forest land or any potential conflict
with forest land, timberland, or Timberland Production zoning.

14

June 2016




[ssues Significant With Significant

Less-Thap-
Polentially Signfficant Less-Than- No

Impact

impact Mitigation Impaci
Incerporated
. AIR QUALITY.

Where available, the significance criteria

established by the applicable air quality

management or air polfution control dlistrict may be

relied upon to make the following detenminations.

Would the project:

a. Conflict with or obstruct implementation O [ % [
of the applicable air quality plan?

b. Violate any air quality standard or U O # il
contribute substantially to an existing or
projected air quality violation?

c. Result in a cumulatively considerable net | 0 #® L
increase of any criteria poilutant for
which the project region is non-
attainment under an applicable federal or
state ambient air quality standard
(including releasing emissions which
exceed quantitative thresholds for ozone
precursors)?

d. Expose sensitive receptors to substantial 1 U ¥ (Ll
poliutant concentrations?

e. Create objectionable odors affecting a O U ® O

substantial number of people?

Discussion

a-c.

The City of Oakley is located in the San Francisco Bay Area Air Basin (SFBAAB),
which is under the jurisdiction of the Bay Area Air Quality Management District
(BAAQMD), who regulates air quality in the San Francisco Bay Area. The
SFBAAB area is currently designated as a nonattainment area for the State and
federal ozone, State and federal particulate matter 2.5 microns in diameter
(PM2s), and State particulate matter 10 microns in diameter (PM1o) standards.
The SFBAAB is designated attainment or unclassified for ail other ambient air
quality standards (AAQS). It should be noted that on January 9, 2013, the U.S.
Environmental Protection Agency (EPA) issued a final rule to determine that the
Bay Area has attained the 24-hour PM2s federal AAQS. Nonetheless, the Bay
Area must continue to be designated as nonattainment for the federal PMazs
AAQS untill such time as the BAAQMD submits a redesignation request and a
maintenance plan to the EPA, and the EPA approves the proposed
redesignation.

in compliance with regulations, due to the nonattainment designations of the

area, the BAAQMD periodically prepares and updates air quality plans that

provide emission reduction strategies to achieve attainment of the AAQS,
15
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including control strategies to reduce air pollutant emissions via regulations,
incentive programs, public education, and partnerships with other agencies. The
current air quality plans are prepared in cooperation with the Metropolitan
Transportation Commission (MTC) and the Association of Bay Area
Governments (ABAG). The most recent federal ozone pian is the 2001 Ozone
Attainment Plan, which was adopted on October 24, 2001 and approved by the
California Air Resources Board (CARB) on November 1, 2001. The plan was
submitted to the EPA on November 30, 2001 for review and approval. The most
recent State ozone plan is the 2010 Clean Air Plan (CAP), adopted on
September 15, 2010. The 2010 CAP was developed as a multi-poliutant plan that
provides an integrated control strategy to reduce ozone, PM, toxic air
contaminants (TACs), and greenhouse gases (GHGs). Although a plan for
achieving the State PM1o standard is not required, the BAAQMD has prioritized
measures to reduce PM in developing the control strategy for the 2010 CAP. The
control strategy serves as the backbone of the BAAQMD's current PM control
program.

The aforementioned air quality plans contain mobile source controls, stationary
source controls, and transportation control measures (TCMs) to be implemented
in the region to attain the State and federal standards within the SFBAAB.
Adopted BAAQMD rules and regulations, as well as the thresholds of
significance, have been developed with the intent to ensure continued attainment
of AAQS, or to work towards attainment of AAQS for which the area is currently
designated nonattainment, consistent with applicable air quality plans. The
BAAQMD's established significance thresholds associated with development
projects for emissions of the ozone precursors reactive organic gases (ROG) and
oxides of nitrogen (NOx), as well as for PM1o, and PMzs, expressed in pounds
per day (lbs/day} and tons per year (fonsfyr), are listed in Table 1. Thus, by
exceeding the BAAQMD’s mass emission thresholds for operational emissions of
ROG, NOx, or PM1o, a project would be considered to conflict with or obstruct
implementation of the BAAQMD's air quality planning efforts.

Table 1

\verage Daily
:Emissions: {Ibs/day):

2 Pollutant

ROG 54
NOy 54
PMio 82
PMas 54

Source: BAAQMD, CEQA Guidelines, May 2010.

it should be noted that the BAAQMD resolutions adopting and revising the 2010
significance thresholds were set aside by the Alameda County Superior Court on
March 5, 2012. The Alameda Superior Court did not determine whether the
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thresholds were valid on their merits, but found that the adoption of the
thresholds was a project under CEQA, necessitating environmental review. The
BAAQMD subsequently appealed the Alameda County Superior Court's decision.
The Court of Appeal of the State of California, First Appellate District, reversed
the trial court's decision. The Court of Appeal's decision was appealed to the
California Supreme Court, which granted limited review confined to the questions
of under what circumstances, if any, does CEQA require an analysis of how
existing environmentai conditions will impact future residents or users {receptors)
of a proposed project? On review, the Supreme Court rejected the BAAQMD’s
argument that CEQA requires an analysis of the environment's impact on a
project in every instance. Rather, the Court held that CEQA review should be
“limited to those impacts on a project’s users or residents that arise from the
project's effects on the environment.” Ultimately, the Supreme Court reversed the
Court of Appeal’s decision and remanded the matter back to the appellate court
to reconsider the case in light of the Supreme Court's opinion. The California
Supreme Court did not review the underlying question whether adoption of the
thresholds is a project under CEQA, and no court has indicated that the
thresholds lack evidentiary support.

The BAAQMD continues to provide direction on recommended analysis
methodologies, but have withdrawn the recommended quantitative significance
thresholds for the time being. The May 2012 BAAQMD CEQA Air Quality
Guidelines state that lead agencies may reference the Air District's 1999
Thresholds of Significance available on the Air District’'s website. Lead agencies
may also reference the Air District's CEQA Thresholds Options and Justification
Report developed by staff in 2008. The CEQA Thresholds Options and
Justification Report, available on the District's website, outlines substantial
evidence supporting a variety of thresholds of significance. The air quality and
GHG analysis in this IS/IMND uses the previously-adopted 2010 thresholds of
significance to determine the potential impacts of the proposed project, as the
2010 thresholds are supported by substantial evidence.

The proposed project's construction and operational emissions were quantified
using the California Emissions Estimator Model (CalEEMod) software version
2013.2.2 - a statewide model designed to provide a uniform platform for
government agencies, land use planners, and environmental professionals to
quantify air quality emissions, including GHG emissions, from land use projects.
The model applies inherent default values for various land uses, including
construction data, trip generation rates based on the Institute of Transportation
Engineers (ITE) Trip Generation Manual, 9th Edition, vehicle mix, trip length,
average speed, etc. Where project-specific information is available, such
information should be applied in the model. As such, the proposed project's
modeling assumed the following:

o Construction was assumed to commence in January 2017 and occur over
an approximately one-year period;

17
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o An average daily frip rate of 162.78 for the Convenience market (with gas
pumps), and a daily trip rate of 2.5 for the self-storage facility were
assumed based on the project specific Traffic Impact Study Report
prepared by TJKM Transportation Consultants; and

e Compliance with the current California Building Energy Efficiency
Standards Code.

The proposed project's estimated emissions associated with construction and
operations are presented and discussed in further detail below.

Construction Emissions

According to the CalEEMod resulis, the proposed project would result in
maximum construction criteria air poliutant emissions as shown in Table 2. As
shown in the table, the proposed project's construction emissions would be
below the applicable thresholds of significance.

Table 2
Maxnmum Unmltlgated Constructlon Emlsswns (Ibslda )
R 2 YROG T NOx “PMyg i i PMas
Pro;ect Constructton Emsssmns 15. 79 28. 20 6.21 3.78
Thresholds of Significance 54 54 82 54
Exceeds Threshold? NO NO NO NO

Source: CalEEMod, June 2016 (see Appendix A).

In addition, all projects under the jurisdiction of the BAAQMD are required to
implement all of the BAAQMD's Basic Construction Mitigation Measures, which
include the following:

1. All exposed surfaces (e.g., parking areas, staging areas, soil piles, graded
areas, and unpaved access roads) shall be watered two times per day.

2. All haul trucks transporting soil, sand, or other loose material off-site shall
be covered.

3. All visible mud or dirt track-out onto adjacent public roads shall be
removed using wet power vacuum street sweepers at least once per day.
The use of dry power sweeping is prohibited.

4. All vehicle speeds on unpaved roads shall be limited to 15 mph.

5. All roadways, driveways, and sidewalks to be paved shall be completed as
soon as possible. Building pads shall be laid as soon as possible after
grading uniess seeding or soil binders are used.

6. Idling times shall be minimized either by shutting equipment off when not
in use or reducing the maximum idling time to 5 minutes (as required by
the California airborne toxics control measure Title 13, Section 2485 of
California Code of Regulations [CCRY}}. Clear sighage shall be provided for
construction workers at all access points.

18

June 2016




7. All construction equipment shall be maintained and properly tuned in
accordance with manufacturer's specifications. All equipment shall be
checked by a certified visible emissions evaluator.

8. Post a publicly visible sign with the telephone number and person to
contact at the lead agency regarding dust complaints. This person shall
respond and take corrective action within 48 hours. The Air District's
phone number shall also be visible to ensure compliance with applicable
regulations.

As such, the proposed project would implement the BAAQMD’s Basic
Construction Mitigation Measures listed above, to the extent that the measures
are feasible for the proposed project's construction activities. Compliance with
the aforementioned measures would help to further minimize any construction-
related emissions.

Because the proposed project would be below the applicable thresholds of
sighificance for construction emissions, the proposed project would not be
considered to result in a significant air quality impact during construction.

Operational Emissions

According to the CalEEMod results, the proposed project would result in
maximum operational criteria air poliutant emissions as shown in Table 3. As
shown in the table, the proposed project's operational emissions would be below
the applicable thresholds of significance.

CalEEMod does not fully capture the ROG emissions associated with the gas
dispensing operations of the gas station when applying a "Convenience Market
with Gas Pumps” land use to the model. As such, in order to adequately account
for such emissions, an additional calculation has been performed using the
California Air Pollution Control Officers Association (CAPCOA) emission factor
for a gas dispensing facility of 1.27 Ibs of ROG per 1,000 gailons of gasoline
dispensed. The ROG emissions calculated using the CAPCOA emission factor
has been added to the ROG emissions calculated using CalEEMod in order to
present the total ROG emissions for the project.

Because the proposed project's operational emissions would be below the
applicable thresholds of significance, the proposed project would not be
considered to result in a significant air quality impact during operations.

1 A throughput of 1.2 million gallons per year was assumed for this analysis.
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Table 3

Mamm um Unmltlgated Operatlonal Emlssmns

: | ROG ] NOx. B PMm ] F‘Mzs
e iy Average Daily Emlssmns (lbslday) e _
PrOJect Operatzonal Emlss:ons 13.20" 7.79 3. 90 1 10
Thresholds of Significance 54 54 82 b4
Exceeds Threshold? NO NO NO NO
S ' “Maximum Annual Emissions {tons/year) ' s
PrOJect Operational Emissions 2.31" 1.37 0. 68 .19
Thresholds of Significance 10 10 15 10
Exceeds Threshold? NO NO NO NO

" Includes ROG emissions estimated using CalEEMod (9.03 Ibs/day and 1.55 tonsfyear), as
well as the CAPCOA emission factor for gas dispensing operations {4.17 Ibs/day and 0.76
tonsfyear).

Source: CalEEMod, June 2016 (see Appendix A}

Cumlative Emissions

Past, present and future development projects contribute to the region’s adverse
air quality impacts on a cumulative basis. By nature, air pollution is largely a
cumulative impact. A single project is not sufficient in size to, by itself, result in
nonattainment of AAQS. Instead, a project's individual emissions contribute to
existing cumulatively significant adverse air quality impacts. I[f a project’s
contribution to the cumulative impact is considerable, then the project's impact on
air quality would be considered significant. In developing thresholds of
significance for air pollutants, BAAQMD considered the emission levels for which
a project's individual emissions would be cumulatively considerable. The
thresholds of significance presented in Table 1 represent the levels at which a
project’s individual emissions of criteria air pollutants or precursors would result
in a cumulatively considerable contribution to the SFBAAB’s existing air quality
conditions. If a project exceeds the significance thresholds presented in Table 1,
the proposed project's emissions would be cumulatively considerable, resulting in
significant adverse cumulative air quality impacts to the region's existing air
quality conditions. Because the proposed project would result in emissions below
the applicable thresholds of significance, the project would not be expected to
result in a cumulatively considerable contribution the region’s existing air quality
conditions.

Conclusion

As stated previously, the applicable regional air quality plans include the 2001
Ozone Attainment Pian and the 2010 CAP. According to BAAQMD, if a project
would not result in significant and unavoidable air quality impacts, after the
application of all feasible mitigation, the project may be considered consistent
with the air quality plans. Because the proposed project would result in emissions
below the applicable thresholds of significance, the project would not be
considered to conflict with or obstruct implementation of regional air quality plans.
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Because the proposed project would not conflict with or obstruct implementation
of the applicable air quality plans, violate any air quality standards or contribute
substantially to an existing or projected air quality violation, or result in a
cumulatively considerable net increase in any criteria air pollutant, impacts would
be considered less than significant.

Some land uses are considered more sensitive to air pollution than others, due to
the types of population groups or activities involved. Heightened sensitivity may
be caused by health problems, proximity to the emissions source, and/or duration
of exposure to air pollutants. Children, pregnant women, the elderly, and those
with existing health problems are especially vulnerable to the effects of air
pollution. Accordingly, land uses that are typically considered to be sensitive
receptors include residences, schools, childcare centers, playgrounds, retirement
homes, convalescent homes, hospitals, and medical clinics. The proposed
project would not involve the construction of any new land uses that would be
considered sensitive receptors. The nearest existing sensitive receptors to the
site would be the single-family residences east of Empire Road and north or
Laurel Road.

The major pollutant concentrations of concern are localized carbon monoxide
(CO) emissions and Toxic Air Contaminants (TAC) emissions, which are
addressed in further detail below.

Locailized CO Emissions

Localized concentrations of CO are related to the levels of traffic and congestion
along streets and at intersections. High levels of localized CO concentrations are
only expected where background levels are high, and traffic volumes and
congestion levels are high. Emissions of CO are of potential concern, as the
poliutant is a toxic gas that results from the incomplete combustion of carbon-
containing fuels such as gasoline or wood. CO emissions are particularly related
to traffic levels,

In order to provide a conservative indication of whether a project would result in
localized CO emissions that would exceed the applicable threshold of
significance, the BAAQMD has established screening criteria for localized CO
emissions. According to BAAQMD, a proposed project would result in a less-
than-significant impact related to localized CO emission concentrations if all of
the following conditions are true for the project:

o The project is consistent with an applicable congestion management
program established by the county congestion management agency for
designated roads or highways, regional transportation plan, and local
congestion management agency plans,
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¢« The project traffic would not increase traffic volumes at affected
intersections to more than 44,000 vehicles per hour; and

¢ The project traffic would not increase ftraffic volumes at affected
intersections to more than 24,000 vehicles per hour where vertical and/or
horizontal mixing is substantially limited (e.g., tunnel, parking garage,
underpass, etc.).

According to the Contra Costa Transportation Authority (CCTA) Congestion
Management Plan (CMP), any land development application generating more
than 100 peak hour trips is required to prepare a study of the development's
traffic impacts on the CMP network.? Such a study was prepared by TIKM Traffic
Consultants, and the Traffic Report determined that the project would result in
2,208 new daily vehicle trips, with 61 new AM and 99 new PM peak hour vehicle
trips. As discussed in further detail in the Transportation/Circulation section of
this IS/MND, the increase in daily vehicle trips and peak hour frips would not
cause a reduction in the level of service of any intersection or roadway in the
area covered by CCTA or by City of Oakley standards. Therefore, the project
would be consistent with the applicable congestion management program
because it would not degrade existing level of service standards to below levels
acceptable by the CCTA or the City of Oakley.

The main roadways in the project vicinity would be Empire Avenue, Neroly Road,
and Laurel Road. Empire Avenue is a four-lane, north-south divided arterial
roadway, which provides access to local residential and regional commercial
areas. Laurel Road is a four-lane east-west divided road, and Neroly Road at the
intersection of Neroly Road and Laurel Road is also a four lane divided road.
According to the Traffic Impact Study Report the intersection of Neroly Road and
Laurel Road experiences a peak hourly traffic volume of 2,250 trips between 7:30
AM and 8:30 PM. The intersection of Laurel Road and Empire Avenue also
experiences its peak volume from 7:30 AM to 8:30 PM with a peak hourly traffic
volume of 2,977 trips. The proposed project’s increase of a maximum of 61 new
AM peak hour trips 99 PM peak hour trips, and 2,208 daily vehicle trips would not
increase traffic volumes at nearby intersections to more than the hourly traffic
volumes set forth in the BAAQMD’s localized CO screening criteria and
presented above. Additionally, the proposed project is not in an area where
vertical or horizontal air mixing is substantially limited.

Therefore, the proposed project would be consistent with all applicable
congestion management programs, the project would not increase traffic
volumes to more than 44,000 vehicles per hour at any study intersection, nor
would the project increase traffic volumes to more than 24,000 vehicles per hour
where mixing is substantially limited. As such, according to the BAAQMD's
screening criteria the proposed project would result in a less-than-significant
impact related to CO emissions.

* Contra Costa Transporiation Authority. 2011 Contra Costa Congestion Management Program [page 62). Adopted November 16, 2011,
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TAC Emissions

Another category of environmental concern is TACs. The CARB's Air Quality and
Land Use Handbook: A Community Health Perspective (Handbook) provides
recommended setback distances for sensitive land uses from major sources of
TACs, including, but not limited to, gasoline stations, freeways and high traffic
roads, distribution centers, and rail yards. The CARB Handbook provides
recommended setback distances for sensitive land uses from major sources of
TACs.

The proposed project would introduce a new gasoline station that would have
associated TAC emissions.

The CARB Handbook recommends a setback of 300 feet from a sensitive
receptor to a large gas station (defined as a facility with a throughput of 3.6
million gallons per year or greater) or a setback of 50 feet from a typical
dispensing facility (defined as a facility with a throughput of less than 3.6 million
gallons per year). The proposed gas station is anticipated to involve a throughput
of 1.2 million gallons per year, and would thus be considered a typical gas
dispensing facility. However, the nearest sensitive receptor (i.e., the single-family
residence east of Empire Avenue) would be located approximately 350 feet
southeast of the project site (as measured from the closest corner of the project
site to the residence, the actual distance of the gas pumps would be greater than
this conservative approximation). Therefore, the proposed gas station would be
located outside of the CARB-recommended setback of 50 feet for typical gas
dispensing facilities and the CARB-recommended setback of 300 feet for large
gas station. Additionally, the self-storage component of the proposed project
includes an on-site manager's residence, which may be considered a new
sensitive receptor. However, the manager's residence is outside of the 50-foot
setback zone recommended by the CARB handbook. Therefore, the proposed
project would not involve the siting of new sensitive receptors within a setback
area from a source of TACs.

The CARB also identifies diesel particulate matter (DPM) from diesel-fueled
engines as a TAC, thus, high volume freeways, stationary diesel engines, and
facilities attracting heavy and constant heavy diesel semi-truck traffic (such as
distribution centers) are identified as having the highest associated health risks
from DPM. Health risks from TACs are a function of both the concentration of
emissions and the duration of exposure. Health-related risks associated with
DPM in particular are primarily associated with long-term exposure and
associated risk of contracting cancer.

The CARB handbook identifies significant sources of DPM as land uses
accommodating 100 heavy diesel semi-trucks per day. Although the gas station
component of the proposed project would involve increased vehicle traffic in the
area, and occasional gas delivery vehicles, the gas station would not be
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expected to attract 100 diesel semi-trucks or more to the area. Additionally, while
the storage facility may result in increased truck trips to the project site it is
unlikely that heavy diesel-semi-trucks would make up a large portion of the daily
vehicle trips to the project site. The self-storage facility is sized for use by the
surrounding residential community and the unit sizing would make the use of
heavy diesel semi-trucks impractical. Therefore, it is unlikely the project would
induce a combined total of 100 diesel semi-trucks per day. As such the proposed
project would not be expected to generate a substantial amount of DPM.

Short-term, construction-related activities could result in the generation of DPM,
from on-road haul trucks and off-road equipment exhaust emissions. However,
construction is temporary and occurs over a relatively short duration in
comparison to the operational lifetime of the proposed project, particularly so for
the proposed project, as the construction activities would likely occur over an
approximately one-year period (based on applicant information). All construction
equipment and operation thereof would be regulated per the In-Use Off-Road
Diesel Vehicle Regulation, which is intended to help reduce emissions
associated with off-road diesel vehicles and equipment, including DPM. Project
construction would also be required to comply with all applicable BAAQMD rules
and regulations, particularly associated with permitting of air poliutant sources.

According to BAAQMD, research conducted by CARB indicates that DPM is
highly dispersive in the atmosphere and is reduced by 70 percent at a distance of
approximately 500 feet. In addition, per the City of Oakley Municipal Code,
construction activities would be limited to daytime hours only.

Because construction equipment on-site wouid not operate for any long periods
of time and would be used at varying locations within the site, associated
emissions of DPM would not occur at the same location (or be evenly spread
throughout the entire project site) for long periods of time. Health risks associated
with TACs are a function of the concentration of emissions, the proximity of
receptors to the emissions, and the duration of exposure, where the higher the
concentration, closer the receptor is to the emission, and/or the longer the period
of time that a sensitive receptor is exposed to poliutant concentrations would
correlate to a higher health risk. Due to the temporary nature of construction, the
distance of the nearest sensitive receptors and the relatively short duration of
potential exposure to associated emissions, sensitive receptors in the area would
not be exposed to pollutants for a permanent or substantially extended period of
time.

Considering the short-term nature of construction activities, the regulated and
intermittent nature of the operation of construction equipment, and the highly
dispersive nature of DPM, the likelihood that any one sensitive receptor would be
exposed to high concentrations of DPM for any extended period of time would be
low, For the aforementioned reasons, project construction would not be expected
to expose sensitive receptors to substantial pollutant concentrations.
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Conclusion

Based on the above considerations, the proposed project would not cause to be
exposed to substantial pollutant concentrations, including localized CO or TACs,
and impacts related to such would be less than significant.

Due to the subjective nature of odor impacts, the number of variables that can
influence the potential for an odor impact, and the variety of odor sources,
guantitative methodologies to determine the presence of a significant odor impact
do not exist. Typical odor-generating land uses include, but are not limited to,
wastewater treatment plants, landfills, and composting facilities. The proposed
project would not introduce any such land uses. Although, the project site is
adjacent to a Contra Costa Water District water treatment plant, the plant does
not include the treatment of wastewater, and therefore wouldn't be anticipated to
create significant odors.

The convenience store, would serve food and drinks. Decomposition of biological
materials, such as food waste and other trash, could create objectionable odors if
not properly contained and handled. The project site would include waste
receptacles throughout the facility and would utilize outdoor trash dumpsters with
plastic flip-top lids, which would be picked up regularly during normal solid waste
collection operating hours within the City. The dumpster lids are intended to
contain odors emanating from the dumpsters. The dumpsters would be stored in
an enclosed area for further protection from potential objectionable odors. The
garbage collected on-site and stored in the outdoor dumpsters would not be on-
site long enough to cause substantial odors. Thus, the outdoor, enclosed, and
covered trash dumpsters that would be picked up regularly would be considered
proper containment and handiing of the trash generated on-site.

The proposed project would include a gasoline dispensing facility, which could
generate odorous emissions. However, as noted previously, the proposed fueling
station would be located over 300 feet away from the nearest sensitive receptors.
Additionally, the manager's residence would be separated from the fueling
station by two of the self-storage huildings and would be unlikely to be effected
by odors from the fueling station. Therefore, the gasoline dispensing facility
included in the project would he unlikely to significantly impact any of the
sensitive receptors in the area.

Some odor may also occur during construction due to the use of diesel-fueled
engines and equipment. However, as discussed above, construction activities
would be temporary (approximately one year), and operation of construction
equipment would be regulated and intermittent. Accordingly, substantial
objectionable odors would not be expected to occur during construction activities
or affect a substantial number of people.
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For the aforementioned reasons, construction and operation of the proposed
project would not create objectionable odors, nor would the project site be
affected by any existing sources of substantial objectionable odors; and a fess-
than-significant impact related to objectionable odors would resuit.
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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
regulations, or by the California
Department of Fish and Game or U.S.
Fish and Wildlife Service?

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

Have a substantial adverse effect on
federally protected wetlands as defined
by Section 404 of the Clean Water Act
(including, but not limited to, marsh,
vernal pool, coastal, etc.) through direct
removal, filling, hydrological interruption,
or other means?

Interfere substantially with the movement
of any resident or migratory fish or
wildlife species or with established
resident or migratory wildlife corridors, or
impede the use of wildlife nursery sites?

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

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

Sycamore Environmental Consultants, Inc. prepared an Application Form and Planning
Survey Report to comply with the provision of the East Contra Costa County Habitat
Conservation Plan and Naturai Community Conservation Plan (ECCC HCP/NCCP).
Sycamore Environmental reviewed sections of the East Contra Costa County
HCP/NCCP, including relevant sections of Chapter 6 Conditions on Covered Activities,
Development Fee Zone Maps, and Appendix D Species Profile Text and Figures. A list
from the U.S. Fish and Wildlife Service (USFWS) Sacramento Field Office was obtained
that identifies federally listed, candidate, or proposed species that potentially occur in
the project's USGS quadrant. The California Natural Diversity Database (CNDDB) was
queried for the project's USGS quadrant and eight surrounding quadrants to determine
known occurrences of special status species in or near the project site. On February 8,
2016 Sycamore Environmental biologist, Juan Mejia B.S., conducted a Planning
Survey. The survey consisted of walking through the site to confirm the land cover type
as ruderal and survey surrounding areas as required by each specific species. Plant
species were identified to the extent needed to determine any special status and to
confirm plant communities. Wildlife species, their signs and potential habitat were
recorded. The following discussion is based upon the Application Form and Planning
- Survey Report the prepared for the project site.

a. The entire 3.63-acre project area is categorized as Ruderal according o Figure
3-3 of the ECCC HCP/NCCP. The ECCC HCP/NCCP describes ruderal
community as disturbed areas characterized by sparse non-native, typically
weedy vegetation. Ruderal land cover is dominated by a mixture of non-native
annual grasses and weedy species that tend to colonize quickly after
disturbance.

The site consists of a relatively flat vacant lot that is regularly cleared of
vegetation. The north edge and northeast corner consists of engineered fill slope
for the elevated road right-of-way. The Empire Way/Laurel Road intersection was
raised above original grade to allow the Empire Way bridge to cross over the
canal just north of the intersection. The soil is sandy and common weedy plant
species include fiddleneck, filarees or heron's bill, corn spurry, black mustard,
Italian thistle, and Russian thistie. The survey confirmed that the entire project
site meets the criteria for a Ruderal community.

Special-status species are plants and animals that are legally protected under
the State and/or Federal Endangered Species Act (FESA) or other regulations.
The FESA of 1973 declares that all federal depariments and agencies shall
utilize their authority to conserve endangered and threatened plant and animai
species. The California Endangered Species Act (CESA) of 1984 parallels the
policies of FESA and pertains to native California species.

Special-status species also include other species that are considered rare
enough by the scientific community and trustee agencies to warrant special
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consideration, particularly with regard to protection of isolated populations,
nesting or denning locations, communal roosts, and other essential habitat. The
presence of species with legal protection under the Endangered Species Act
often represents a major constraint to development, particularly when the species
are wide-ranging or highly sensitive to habitat disturbance and where proposed
development would result in a take of these species.

Special-Status Plant Species

Special-status plants are those which are designated rare, threatened, or
endangered and candidate species for listing by the U.S. Fish and Wildlife
Service (USFWS). Special-status plants also include species considered rare or
endangered under the conditions of Section 156380 of the CEQA Guidelines, such
as those plant species identified on Lists 1A, 1B and 2 in the Inventory of Rare
and Endangered Vascular Plants of California by the California Native Plant
Society (CNPS). Finally, special-status plants may include other species that are
considered sensitive or of special concern due to limited distribution or lack of
adequate information to permit listing or rejection for State or federal status, such
as those included on List 3 in the CNPS Inventory.

The PSR prepared for the project site, notes that suitable land cover types for
special-status plant species is not present. The project site does not provide
habitat for any covered or no-take plant species.

Special-Status Wildlife Species

The PSR prepared for the project site by Sycamore Environmental Consultants
the project site has the potential to provide suitable habitat for the San Joaquin
kit fox, burrowing owl, Townsend’s big-eared bat, Swainson’s hawk, and Golden
Eagle. Each is discussed further below.

San Joaquin kit fox (Vulpes macrotis mutica)

The project site is in HCP/NCCP modeled suitable low use habitat for San
Joaquin kit fox (SJKF). The species profile for SIKF states this species prefers
habitats with loose-textured soil that are suitable for digging. Dens are generally
located in open areas with grass or grass and scattered brush, and seldom occur
in areas with thick brush. In the northern part of their range (including Contra
Costa County), SJKF primarily occur in foothill grasslands. The Project site is
within the valley floor of Contra Costa County (85-90 foot elevation) known
occurrences of SJKF do not exist. SJKF dens or breeding habitat were not
observed on the project site or within the 250 foot (ft.) radius of the project site.
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Burrowing owl (Athene cunicularia)

The site is within the HCP/NCCP modeled suitable habitat for burrowing owl.
Based on the HCP/NCCP Species Profile for burrowing owl, this species requires
other fossorial (digging) animals to dig their burrows. Where burrows are lacking,
they will also occupy drainage culverts, cavities under piles of rubble, discarded
pipe, and other tunnel-like structures. Animal hurrows were not observed on the
site. Burrowing owls or signs of burrowing owls were not observed at the project
site. Annual discing of the site limits the potential for animal burrows to become
established. If animal burrows were created, the project site could provide
potential breeding habitat for burrowing owls.

In accordance with the ECCC HCP/NCCP planning survey requirements,
potential burrowing owl breeding habitat was identified and mapped within a 500
foot radius of the project site. Based on the ECCC HCP/NCCP burrowing owl
species profile, this species selects sites that support short vegetation, even bare
soil, but will tolerate tall vegetation if the tall vegetation is sparse. A small empty
lot east of the project site was surveyed to determine if potential burrowing owl
breeding habitat was present. The empty lot consists of non-native annual
grassland interspersed with Salsola sp. and/or Dittrichia sp. Ruderal weeds are
abundant in that nonnative annual grassland. Animal burrows were not observed
in the empty lot. If animal burrows were created in this area, the project site could
provide potential breeding habitat for burrowing owls.

The water treatment plant to the south was surveyed with binoculars from
publicly accessible areas. The frequent use of equipment within the water
treatment plant reduces the potential for burrowing owls to occur on the property.
Sycamore Environmental staff contacted Mr. Ray Devlin (Water District
representative) on February 17, 2016, Mr. Devlin stated that burrowing owls or
other special status species had not been identified on the water treatment plant
property. For these reasons, the water treatment plant is not considered potential
breeding habitat for burrowing owls.

Vineyards to the west, north and southeast are not potential breeding habitat for
burrowing owls. Potential breeding habitat was not observed within the 500 foot
radius around the project site.

Townsend'’s big-eared bat (Corynorhinus townsendii townsendii)
Rock formations with caves, mines or abandoned buildings do not exist within the

project site, The dense urban area surrounding the site precludes the presence
of Townsend’s big-eared bat.
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Swainson's hawk (Buteo swainsoni)

The Project site is in the ECCC HCP/NCCP modeled “non-habitat’ area for
Swainson's hawk. Large trees are not located on the project site that could
provide nesting habitat for Swainson’s hawk. In accordance with the ECCC
HCP/NCCP planning survey requirements, large trees were inspected for
presence of Swainson’s hawk nest sites within a radius of 1,000 foot around the
project site. Large trees that provide potential nest sites for Swainson’s hawk
within the required radius oceur at two locations. Approximately 425 feet east of
the site there is a row of large trees (mostly eucalyptus) that line the perimeter of
the first residence in that direction. Swainson's hawks or raptor nests were not
observed at this location. West approximately 700 ft. of the site are a few
scattered frees which are large enough to provide nesting habitat. Swainson’s
hawk or raptor nests were not observed at these locations.

Approximately 1,000 feet northwest of the project site there is a large residential
property that has open ruderal fields and perimeter tree line. A pair of red-tailed
hawks was observed foraging over the fields; one was observed examining a
nest in the tree line. The nest is located outside the 1,000-foot buffer from the
project site.

Golden Eagle (Aquila chrysaetos)

The project site is located in ECCC HCP/NCCP modeled suitable habitat for
Golden eagle. Based on ECCC HCP/NCCP species profile for Golden Eagle, the
model distribution assumes foraging habitat for all land cover areas except
urban, aqueduct, aquatic, turf, orchards and vineyards. Traditional nesting sites
are identified as secluded cliffs with overhanging ledges and large trees adjacent
to suitable foraging habitat. Golden eagles favor open grasslands and oak
savanna, with lesser numbers in oak woodland and open shrublands. Nesting
habitat is not mapped.

Golden Eagle is included in Table 2a, Species —Specific Planning Survey
Requirements, of the ECCC HCP/NCCP's Application Form and Planning Survey
Report for any land cover type. Golden Eagle habitat elements include potential
nest sites within 0.5-mile of the project. Based on recent aerial photography, land
use within 0.5-mile of the project sits consists of roads and streets, residential
development, orchardsfvineyards, the Contra Costa Canal, and a water
treatment plant. Open areas consist of bare dirt interspersed through the
surrounding urban areas. Secluded cliffs with overhanging ledges do not occur
within 0.5-mile of the project site.

Due to the highly urbanized land use surrounding the project, the site does not
provide nesting habitat for Golden eagle. As such planning surveys did not
include the 0.5-mile radius for Golden eagle. Golden eagle was not observed
during any of the surveys conducted.
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Conclusion

The highly disturbed nature of the project site, due to periodic weed abatement,
precludes on-site suitable habitat to support special-status plant species known
to occur in the project vicinity. With the possible exception of burrowing owl and
Swainson’s hawk, speciai-status wildlife species are not expected to occur in or
near the site on more than a very occasional or transitory basis. As a result,
wildiife species surveys would be required to determine whether any special-
status wildlife species or migratory birds are occupying the project site prior to
initiating on-site ground disturbance and vegetation removal. If the necessary
preconstruction surveys are not carried out, the project could result in a
potentially significant adverse effect, either directly or through habitat
modifications, on any species identified as a candidate, sensitive, or speciai-
status species in local or regional plans, policies, or regulations, or by the
USFWS, or the California Department of Fish and Wildlife (CDFW).

Mitigation Measure(s)

Implementation of the following mitigation measures would reduce the impact to
a less-than-significant level,

V-1, Prior to the issuance of a grading permit or initiation of construction
on the project site, the applicant shall pay the ECCC HCP/NCCP
fee. The project site is located in Development Fee Zone |
according to Figure 9-1 of the HCP/NCCP. A fotal of 3.63 acres will
be permanently impacted due to the project. The total devefopment
fee is $50,591.20 based on the Fee Calculator Worksheet
(Permanent Impacts) template dated March 15, 2016. Proof of
payment shall be provided to the City of Qakley Planning Division.

Swainson’s Hawk

V-2. If construction commences after March 15, 2017, prior o any
ground disturbance activities occurring during the nesting season
(March 15 — September 15), a qualified biologist shalf conduct a
preconstruction survey not more than one month prior to
construction to establish whether Swainson’s hawk nests within
1,000 feet of the project site are occupied. If potentially occupied
nests within 1,000 feet are off the project site, then their occupancy
shall be determined by observation from public roads or by
observations of Swainson's hawk activily (e.g., foraging} near the
project site. Survey results shall be valid only for the season
(breeding or nonbreeding) during which the survey is conducted. A
written summary of the survey results shall be submitted to the City
of Qakley Planning Division.
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If nests are not found or are unoccupied, further mitigation is not
necessary.

If nests are occupied during the nesting season (March 15 -
September 15), covered activities within 1,000 feet of occupied
nests or nests under construction shall be prohibited to prevent
nest abandonment. If site-specific conditions or the nature of the
covered activily (e.g., steep fopography, dense vegetation, limited
activities) indicate that a smaller buffer could be used, the
Implementing Entity will coordinate with CDFW/USFWS to
determine the appropriate buffer size. If young fledge prior to
September 15, covered activities can proceed normally. If the
active nest site is shielded from view and noise from the project site
by other development, topography, or other features, the project
applicant can apply to the Implementing Entity for a waiver of this
avoidance measure. Any waiver must also be approved by USFWS
and CDFW. While the nest is occupied, aclivities oulside the buffer
can take place.

Burrowing Owl/

v-3.

Prior to any ground disturbance activities, a qualified biologist shall
survey the proposed disturbance footprint and a 500-foot radius
from the perimeter of the proposed footprint to identify burrows and
owls. Adjacent parcels under different land ownership shall not be
surveyed. Surveys should take place near sunrise or sunset in
accordance with CDFW guidelines. All burrows or burrowing owls
shall be identified and mapped. Surveys shall take place no more
than 30 days prior to construction. During the breeding season
(February 1 - August 31), surveys shall document whether
burrowing owls are nesting in or directly adjacent to disturbance
areas. During the nonbreeding season (September 1 — January
31), surveys shall document whether burrowing owls are using
habitat in or directly adjacent to any disturbance area. Survey
results shall be valid only for the season (breeding or nonbreeding)
during which the survey is conducted. A written summary of the
survey results shall be submifted to the City of QOakley Planning
Division.

If burrowing owls and/or suitable btrrows are not discovered, then
further mitigation is not necessary.

If burrowing owls are found during the breeding season (February 1

~ August 31), the project proponent shall avoid alf nest sites that

could be disturbed by project construction during the remainder of

the breeding season or while the nest is occupied by adults or

young. Avoidance shall include establishment of a non-disturbance
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b,c.

buffer zone (described below). Construction may occur during the
breeding season if a qualified biologist monitors the nest and
determines that the birds have nof begun egg-laying and incubation
or that the juveniles from the occupied burrows have fledged.
During the nonbreeding season (September 1 — January 31), the
project proponent should avoid the owls and the burrows they are
using, if possible. Avoidance shall include the establishment of a
buffer zone.

During the breeding season, buffer zones of at least 250 feet in
which construction activities cannot occur, shall be established
around each occupied burrow (nest site}. Buffer zones of 160 feet
shall be established around each burrow being used during the
nonbreeding season. The buffers shall be delfineated by highly
visible, temporary construction fencing. If occupied burrows for
burrowing owls are not avoided, passive refocation shall be
implemented. Owls should be excluded from burrows in the
immediate impact zone and within a 160-foot buffer zone by
installing one-way doors in burrow entrances. These doors should
be in place for 48 hours prior to excavation. The profect area should
be monitored daily for one week to confirm that the owl has
abandoned the burrow. Whenever possible, burrows should be
excavated using hand tools and refilled to prevent reoccupation
(California Deparlment of Fish and Game 1995). Plastic tubing or a
simifar structure should be inserted in the tunnels during excavation
to maintain an escape route for any owls inside the burrow,

Based on the Sycamore Environmental biclogist site visit, creeks, rivers, ponds,
or wetlands do not occur on the property. A small, two-inch storm drain pipe
extends out from a fill slope located on the water treatment plant property. Water
from the pipe drains onto the project site, creating an erosion rill across the
center of the property. The bare, sandy soil exacerbates the human-made
erosion rill. Soil and plants were examined along and at the end of the erosion rili
and indicators of hydrophytic vegetation or hydric soil were not present. Plant
species and soil characteristics of the erosion rill were consistent with the rest of
the project site. The erosion rill does not meet the criteria for Jurisdictional
wetlands or waters as defined by U.S. Army Corps of Engineers or the ECCC
HCP/ NCCP. Therefore, impacts to wetlands and riparian habitat would be
considered less than significant.

The project site is surrounded by urban and developed land, and does not
support a wildlife corridor and does not contain any watercourses that would
support migratory fish. Therefore, the development of the project site would
result in a fess-than-significant impact.
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The site is a vacant, graded parcel. Trees do not exist on the project site.
Therefore, the proposed project would not conflict with any local policies or
ordinances protecting biological resources, such as a tree preservation policy or
crdinance and a less-than-significantimpact would occur.

The ECCC HCP/NCCP was approved in August 2007 and the City of Oakley
approved the implementing ordinance on November 13, 2007. The project is
located within the City; therefore, the project is included in the ECC HCP/NCCP.
In compliance with the implementing ordinance, the proposed project has
completed the Application and Planning Survey Report to comply with and
receive permit coverage under the ECCC HCP/NCCP. The proposed project will
be required to comply with the ECCC HCP/NCCP conservation strategies.
Because the project will comply with the requirements of the ECCC
HCP/NCCP, a less-than-significant impact would result.
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Less-Than-

Potentially Significant Less-Than- No

Issues Significant With Significant Impact
impact Mitigation Impact
Incorporated
V. CULTURAL RESOURCES.
Would the project:
a. Cause a substantial adverse change in 1 1 b Ml

the significance of a historical resource
as defined in Section 15064.57

Cause a substantial adverse change in [ ® [ tl
the significance of a unique

archaeological resource pursuant to

Section 15064.57

Directly or indirectly destroy a unique O ® 0 [J
paleontological resource on site or
unigue geologic features?

Disturb any hurman remains, including (] S O ]
those interred outside of formal
cemeleries.

Cause a substantial adverse change in W 0 ® (]
the significance of a tribal ¢ultural

resource as defined in Public Resources

Code 21074,

Discussion

a.

The California Register of Historical Resources identifies a historical resource as
the following:

e Associated with events that have made a significant contribution to the
broad patterns of local or regional history, or the cultural heritage of
California or the United States;

e Associated with the lives of persons important to local, California, or
national history;

e Embodies the distinctive characteristics of a type, period, region or
method of construction, or represents the work of a master or possesses
high artistic values; or

e Yielded, or may be likely to yield, information important to the prehistory or
history of the local area, California, or the nation.

The Oakley GP EIR on page 3-149 states that "while there are no officially
designated historic structures in Oakley, there are numerous buildings,
primarily in the old town area, eligible for such designation or listing [...] Oakley’s
historic resources are generally in need of official recognition.” The project site is
not listed in the California Register of Historical Resources, nor is it listed in a
local register or determined to be a historic resource by the Oakley General
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b-d.

Plan. Therefore, historical resources would not he affected by the project and a
less-than-significant impact would occur.

According to the Oakley GP EIR (p. 3-148), few archeological or
paleontological finds have occurred in the City of Oakley. However, the EIR
states that given the rich history of the Planning Area and region, the City will
continue to require site evaluation prior to development of undeveloped areas,
as well as required procedures if artifacts are unearthed during construction.
The project site does not currently contain any structures and the site has been
heavily disturbed through grading and routine disking; therefore, the probability of
historical or cuitural resources persisting on the site is low. However, the
possibility remains that ground disturbing activities could uncover previously
unknown buried archaeological or paleontological materials, or human remains,
resulting in a potentially significant impact.

Mitigation Measure(s)
Implementation of the following mitigation measures would reduce the potential
construction-related impact to a less-than-significant level.

V-1. If buried historic and/or cultural resources are encountered during
site grading or other site work, all such work shall be halted
immediately within 100 feet of the discovery and the developer shall
immediately notify the Planning Division of the discovery. In such
case, the developer shall be required, at their own expense, to
retain the services of a qualified archaeologist for the purpose of
recording, protecting, or curating the discovery, as appropriate. The
archaeologist shall be required to submit to the Planning Division
for review and approval a report of the findings and method of
curation or protection of the resources. Further grading or site work
within the area of discovery would not be alfowed uniil the
preceding work has occurred.

V-2, Pursuant to State Health and Safety Code §7050.5 (c) State Public
Resources Code §5097.98, if human bone or bone of unknown
origin is found during construction, all work shall stop within 100
feet of the find and the Contra Costa County Coroner shall be
contacted immediately. If the remains are determined fo be Native
American, the coroner shall nofify the Native American Heritage
Commission, who shall nolify the person believed to be the most
likely descendant. The most likely descendant shall work with the
contractor to develop a program for re-infernment of the human
remains and any associated artifacts. Additional work is not to take
place within 100 feet of the find until the identified appropriate
actions have been implemented.
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Tribal cultural resources are generally defined by Public Resources Code 21074
as sites, features, places, cultural landscapes, sacred places, and objects with
cultural value to a California Native American tribe. Because the proposed
project includes a request for a General Plan Amendment, in compliance with
Senate Bill (SB) 18, the City of Oakley initiated consultation with the pertinent
Native American Tribes. The City received a response from a representative of
the Muwekma Ohlone Indian Tribe of the San Francisco Bay Area, and
consultation pursuant to SB 18 is on-going. Additionally, the City of Qakley
distributed project notification letters, in compliance with Assembly Bill (AB) 52, to
the Torres Martinez Desert Cahuilla indians, and the lone Band of Miwok
Indians. At the time of publication of this document the City has not received
requests for further consultation under AB 52 from any of the contacted tribes.
Concurently, a records search of the Sacred Lands File was performed by the
Native American Heritage Commission. The Sacred Lands File search returned
negative results for known cultural resources on the project site. The project site
does not contain any existing structures and past disturbance of the site makes
the persistence of surficial tribal resources unlikely. Although past disturbance of
the project site makes the discovery of surficial resources unlikely, application of
Mitigation Measures V-1 and V-2 would reduce the project’s impacts to possible
unknown cultural, tribal or historical resources to less than significant ievels.
Given the low likelihood of the presence of tribal resources as described in the
City’s General Plan EIR and the required Mitigation Measures V-1 and V-2 which
require construction to halt if any potential resources are found, as well as the
City's compliance with AB 52 and SB 18, the project would result in a fess-than-
significant impact to tribal cultural resources.
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VI. GEOLOGY AND SOILS.
Would the project:
a. Expose people or structures to potential
substantial adverse effects, including the
risk of loss, injury, or death involving:
i. Rupture of a known earthquake tJ ® = .
fault, as delineated on the most
recent Alauist - Priolo Earthquake
Fault Zoning Map issued by the
State Geologist for the area
based on other substantial
evidence of a known fault?
ii. Strong seismic ground shaking? H ® O s
iii. Seismic-refated ground failure, 0 ® . L]
including liquefaction?
iv.  Landslides? L * b
b. Result in substantial secil erosicn or the 8 = ¥ =
loss of topsoil?
C. Be located on a geologic unit or soil that L ® L =
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, as defined . O X =
in Table 18-1B of the Uniform Building
Code?
e. Have soils incapable of adequately u L] O X

supporting the use of septic tanks or
alternative waste water disposal systems
where sewers are not available for the
disposal of waste water?
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Discussion

The following discussion is based on the Geotechnical Exploration of the project site
prepared by ENGEOQ, Inc.

ai-iv,c. The site is located in an area of moderate to high seismicity. Known active faults
are not mapped across the property and the site is not located within an Alquist-
Priolo Earthquake Fault Zone; however, large (*Mw7) earthquakes have
historically occurred in the Bay Area and along the margins of the Central Valley
and many earthquakes of low magnitude occur every year. The two nearest
earthquake faults zoned as active by the State of California Geological Survey
are the Great Valley fault located approximately seven miles west, and the
Greenvilie fault located about eight miles to the southwest. The Great Valley fauit
is a blind thrust fault with no known surface expression; the postulated fault
location has been based on regional seismic activity and isolated subsurface
information.

Portions of the Great Valley fault are considered seismically active thrust faults;
however, because the Great Valley fault segments are not known to extend to
the ground surface, the State of California has not defined Earthquake Fault
Hazard Zones around the postulated traces. The Great Valley fault is considered
capable of causing significant ground shaking at the site, but the recurrence
interval is believed longer than for more distant, strike-slip faults.

Other active faults in the San Francisco Bay Area capable of producing
significant ground shaking at the site include the Concord-Green Valley fault, 15
miles west; the Calaveras fault, 19 miles southwest; the Hayward fault, 28 miles
southwest; and the San Andreas fault, 46 miles southwest. Any one of these
faults could generate an earthquake capable of causing strong ground shaking at
the subject site. Earthquakes of Moment Magnitude seven and larger have
historically occurred in the Bay Area and Cenfral Valley and numerous small
magnitude earthquakes occur every year.

Potential seismic hazards resulting from a nearby moderate to major earthquake
can generally be classified as primary and secondary. The primary effect is
ground rupture, also called surface faulting. The common secondary seismic
hazards include ground rupture, ground shaking, and liquefaction, and ground
lurching. Based on topographic and lithologic data, the risk of regional
subsidence or uplift, lateral spreading, and landslides, is considered low to
negligible at the site.

Ground Rupture

Because active faults are not known to cross the property and the site is not
located within an Earthquake Fault Special Study Zone, the geotechnical report
concludes that ground rupture is unlikely at the subject property.
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Ground Shaking

An earthquake of moderate to high magnitude generated within the region could
cause considerable ground shaking at the site, similar to that which has occurred
in the past. To mitigate the shaking effects, structures should be designed using
sound engineering judgment and the 2013 California Building Code (CBC)
requirements, as a minimum. Seismic design provisicons of current building codes
generally prescribe minimum lateral forces, applied statically to the structure,
combined with the gravity forces of dead-and-live loads. The code-prescribed
lateral forces are generally considered to be substantially smaller than the
comparable forces that would be associated with a major earthquake. Therefore,
structures should be able to: (1) resist minor earthquakes without damage, (2}
resist moderate earthquakes without structural damage but with some
nonstructural damage, and (3) resist major earthquakes without collapse but with
some structural as well as nonstructural damage. Conformance to the current
building code recommendations does not constitute any kind of guarantee that
significant structural damage would not occur in the event of a maximum
magnitude earthquake; however, well-designed and well-constructed structures
can reasonably be expected not to collapse or cause loss of life in a major
earthquake.

Liguefaction

Soil liquefaction results from loss of strength during cyclic loading, such as
imposed by earthquakes. Soils most susceptible fo liquefaction are clean, loose,
saturated, uniformly graded and fine-grained sands. Empirical evidence indicates
that loose to medium-dense gravels, silty sands, and low- to moderate-plasticity
silts and clays may be susceptible to liquefaction. In addition, sensitive high-
plasticity soils may he susceptible to significant strength foss (cyclic softening) as
a result of significant cyclic loading. Silts and clays were not encountered during
site borings and, therefore, the site is not subject to cyclic softening.
Groundwater was not encountered during subsurface exploration so liquefaction
is also unlikely at the subject property.

Ground Lurching

Ground lurching is a result of the rolling motion imparted to the ground surface
during energy released by an earthquake. Such rolling motion can cause ground
cracks to form in weaker soils. The potential for the formation of these cracks is
considered greater at contacts between deep alluvium and bedrock. Such an
occurrence is possible at the site as in other locations in the region, but based on
the site location, the offset is expected to be minor. However, foundation and
pavement must be designed to reduce the potential for adverse impacts from
furch cracking.
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Landsfides

The project area is relatively flat; therefore, landslides do not represent a likely
hazard.

Existing Undocumented Filf

The Geotechnical exploration of the site concluded that previous undocumented
grading of the site had occurred. Such grading could have included the
placement of non-engineered fill throughout the project site. To avoid any
potential impacts from non-engineered fill the Geotechnical Exploration
recommended the removal of the upper 18 inches of soil. The exposed soil
surface should then be ripped to approximately 12 inches and engineered fill
shall be used to replace the removed material.

Conclusion

The project site is not within an Alquist-Priolo Special Studies Zone; however, the
Geotechnical Exploration report prepared for the proposed project indicates that
the Oakley area is located in a seismically active zone. Development of the
proposed project in this seismically active zone could expose people or
structures to substantial adverse effects, including the risk of loss, injury, or death
involving rupture of a known earthquake fault and/or strong seismic ground
shaking. Therefore, a potentially significant impact could result.

Mitigation Measure(s)
Implementation of the following mitigation measure would ensure the potential
impact is less than significant.

Vi-1. Al grading and foundation plans for the development shall be
designed by a Civil and Structural Engineer and reviewed and
approved by the Director of Public Works/City Engineer, Chief
Building Official, and a qualified Geotechnical Engineer prior to
issuance of grading and building permits to ensure thal alf
geotechnical recommendations specified in the geotechnical report
are properly incorporated and utilized in the project design.

The City of Oakley General Plan Background Report (Section 9, p. 9-3) indicates
that the project site is characterized by soils grouped within the lowland soil
association. According to the General Plan EIR, such soils are described as
slowly to very slowly permeable, highly expansive and corrosive with slight
erosion hazard (3-160). Because the soils on the site possess little erosion
hazard, the project site is not likely to suffer substantial soil erosion or loss of
topsoil. However, any disturbance of the soil, such as surface grading, relocates
topsoil and breaks the soil into easily transported particles, rendering earth
surfaces susceptible to erosion from wind and water. As part of standard City
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requirements, preparation of an Erosion Control Plan and Stormwater Pollution
Prevention Pian (SWPPP) prior to construction activities and implementation of
BMPs during construction is required. The erosion conirol measures required for
implementation on the proposed project by both the SWPPP and the Erosion
Control Plan would ensure that the proposed project would not result in
substantial soil erosion or the loss of topsoil. Therefore, impacts from soil erosion
resuiting from grading of the project area would be considered less than
significant.

The project site is within a region that is identified in the Oakley General Plan EIR
as possessing soils that are very slowly permeable and highly expansive. Highly
expansive soils are prone to shrink/swell activity, which could have adverse
affects on structures constructed on such soils. The Geotechnical Exploration
recommends that finish grades be sloped away from buildings and pavements to
the maximum extent practical to reduce the potential impacts from expansive
soils. The Exploration further recommends that discharge from roof downspouts
be directed away from foundations, and water is not allowed to pond near
foundations, as such roof flow or ponding could cause impacts from expansive
soils. Mitigation Measure VI-1 requires compliance with recommendations in a
geotechnical report which would ensure that the foundations and pavements are
designed in order to reduce the impact of the proposed project from expansive
soils to a less-than-significant level.

The proposed project will not involve the use of septic tanks or alternative
wastewater disposal systems; therefore, no impact would occur.
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Issues Significant With Significanl Impact
Impact Mitigation Impact
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VIl. GREENHOUSE GAS EMISSIONS.
Would the project:
a. Generate greenhouse gas emissions, either U . ® O
directly or indirectly, that may have a
significant impact on the environment?
| O ® [

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

gasses?
Discussion
a,b. Emissions of greenhouse gases (GHGs) contributing to global climate change

are attributable in large part to human activites 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 atfributed 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
(CO2) and, to a lesser extent, other GHG pollutants, such as methane (CH4) and
nitrous oxide (N20) 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 (MTCO2e/yr).

Construction GHG emissions are a one-time release and are, therefore, not
typically expected to generate a significant contribution to global climate change.
Neither the City nor BAAQMD has an adopted threshold of significance for
construction-related GHG requiring quantification. Nonetheless, to provide a
conservative estimate of the project's total GHG emissions, the proposed
project’s construction GHG emissions have been amortized over the anticipated
operational lifetime of the project, which was assumed to be 25 years, and
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included in the annual operational GHG emissions for disclosure purposes.®
Utilizing the CalEEMod modeling software, the total annual construction-related
GHG emissions were estimated to be 397.24 MTCOze, or 15.89 MTCO2e per
year over the operational lifetime of the proposed project.

The BAAQMD threshold of significance for project-level operational GHG
emissions is 1,100 MTCOzefyr. The BAAQMD's approach to developing a
threshold of significance for GHG emissions is to identify the emissions level for
which a project would not be expected to substantially conflict with existing
California legislation adopted to reduce statewide GHG emissions needed to
move towards climate stabilization. If a project would generate GHG emissions
above the threshold level, the project would be considered to generate significant
GHG emissions and conflict with applicable GHG regulations. It should be noted
that the BAAQMD was challenged in the Alameda County Superior Court, and
was ordered to set aside the proposed thresholds of significance and screening
criteria.* However, because the BAAQMD thresholds of significance were set
aside due to procedural challenges rather than objections to the validity of the
thresholds, the BAAQMD thresholds remain the best available option for
evaluation of GHG impacts for the project and, thus, are used in this analysis.

Utilizing CalEEMod and taking into account construction-related emissions, the
proposed project's total GHG emissions were estimated and are presented in

Table 4.
Table 4
Unmitigated Project GHG Emissions
cenn s 0 Annual GHG Emissions (MTCO.elyr)
Operational GHG Emissions 957.47
Construction-Related GHG Emissions’ 15.89
Total Annual GHG Emissions 973.36
Threshold of Significance 1,100
Exceeds Threshold? NO
T Total annual construction-related GHG emissions of 417.28 MTCOz2elyr amortized over the
anticipated 25-year operational lifetime of the proposed project.
Source; CalEEMod, June 2016.

*The BAAQMD does not recornmend any specific operationat [fetimes for use in amortizating consteuction-related GHG emissions;
however, the SMAQMD, per its Guide to Air Quality Assessment in Sacramento County, suggests an operational lifetime for a new
conventionat commercial building of 25 years. The estimates are derived from the State of Califomia Executive Or der D-16-00 and
US Green Building Council's Oclober 2003 report on The Costs and Financial Benefits of Green Buildings.

*The BAAQMD was challenged in Superior Court, on the basis that the BAAQMD failed to comply with CEQA when it adopted its
CEQA guidelines. The BAAQMD was ordered to set aside the propoesed thresholds and conduct CEQA review of the thresholds. On
August 13, 2013, the First District Court of Appeal reversed the trial court’s decision. The Court of Appeal's held that CEQA does not
require BAAQMD lo prepare an EIR before adopting thresholds of significance to assist in defermining whether air emissions of
propased projects might be deemed “significant,” The Court of Appeal's decision provides the means by which BAAGMD may
ultimately reinstate the GHG emissions thresholds, though the court's decision does not become immediately effective. it should be
further noted that a petition for review has been filed; however, the court has limited review to the following issue: Under what
circumstances, if any, does CEQA require an analysis of how existing environmental conditions will impact future residents or users
{receptors) of a proposed project?
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As shown in Table 4, the project’s total unmitigated annual GHG emissions,
including construction-related emissions, would not exceed the BAAQMD
threshold of significance for GHG emissions. Because the project’'s unmitigated
annual GHG emissions wouid not exceed the 1,100 MTCOze per year threshold
utilized by BAAQMD, the proposed project would not be considered to generate
GHG emissions directly or indirectly, which may have a significant impact on the
environment, nor would the project conflict with an applicable plan, policy or
regulation adopted for the purpose of reducing the emissions of GHGs.
Therefore, the proposed project would be considered to result in a less-than-
significant cumulative impact related to GHG emissions and giobal climate
change.
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Issuas SknHicant With Significant Impact
Impact Mitigalion Impact pa
Incorporated

Vill. 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?

b. Create a significant hazard to the public 1 b O O
or the environment through reasonably
foreseeable upset and accident
conditions involving the likely release of
hazardous materials into the
environment?

C. Emit hazardous emissions or handle 1 (| O *®
hazardous or acutely hazardous
materials, substances, or waste within
one-quarter mile of an existing or
proposed school?

d. Be located on a site which is included on [ 1 1 4
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?

e. fFor 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 for
people residing or working in the project
area?

f. For a project within the vicinity of a
private airstrip, would the project result in
a safety hazard for people residing or
working in the project area?

g. Impair implementation of or physically
interfere with an adepted emergency
response plan or emergency evacuation
plan?

h. Expose people or structures to the risk of
loss, injury or death involving wildland
fires, including where wildlands are
adjacent to urbanized areas or where
residences are intermixed with wildlands?
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Discussion

a,b.

Construction activities would involve the short-term use and storage of on-site
hazardous materials that are common to construction sites (fuels, solvents, etc.).
All materials would be used, stored, and disposed of in accordance with all
applicable federal, State, and local regulations and by way of the recommended
manufacturer’s directions. Potential impacts related to construction activities of
the self-storage facility and fueling station are not considered to be significant.

The proposed project would include a self-storage facility and a convenience store
with a six multi-product dispenser fueling station with canopy. Fuel would be
stored on-site in underground storage tanks (USTs), which would dispense fuels
via six multi-product dispensers (12 fuel pumps). It should be noted that
underground storage of hazardous materials is subject to the provisions of the
California Health and Safety Code and Title 23 of the California Code of
Regulations. The Contra Costa Health Services Hazardous Materials Programs
(CCHSHM) is the designated local agency assigned to implement the program to
protect the public health from exposure to hazardous materials stored in the
USTs, including the protection of groundwater from contamination. Activities to
obtain these objectives include annual inspections and the issuance of operating
permits, which are also issued for UST system installation, removals, upgrades,
and repairs. CCHSHM personnel witness specified phases of the work being
conducted on the UST system to ensure that the work is conforming to plans
approved by the CCHSHM. Compliance with the CCHSHM requirements would
ensure that the potential impacts related to the release of hazardous materials
into the environment would be less than significant.

A Phase | Environmental Site Assessment (ESA) was prepared for the proposed
project by AEI Consultants to determine potentially hazardous conditions at the
site. The proposed project site is currently vacant and graded. The following
summarizes the findings of the ESA.

Recognized Environmental Condition (REC)

REC is defined by the ASTM Standard Practice as the presence or likely
presence of any hazardous substances or petroleum products in, on, or at a
property: (1) due to release to the environment; (2) under conditions indicative of
a release to the environment; or (3) under conditions that pose a material threat
of a future release to the environment. AE( did not identify evidence of RECs
during the course of the assessment.

Controfled Recognized Environmental Condition (CREC)

CREC is defined by the ASTM Standard Practice E1527-13 as a past release of
hazardous substances or petroleum products that has been addressed to the
satisfaction of the applicable regulatory authority, with hazardous substances or
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petroleum products allowed to remain in place subject to the implementation of
required controls. AEI did not identify evidence of CRECs during the course of
the assessment.

Historical Recognized Environmental Condition (HREC)

HREC is defined by the ASTM Standard Practice E1527-13 as a past release of
any hazardous substances or petroleum products that has occurred in
connection with the property and has been addressed to the satisfaction of the
applicable regulatory authority or meeting unrestricted use criteria established by
a regulatory authority, without subjecting the property to any required controls.
AE! did not identify evidence of HRECs during the course of the assessment.

Other Environmental Considerations

Other Environmental Considerations warrant discussion, but do not qualify as
RECs as defined by the ASTM Standard Practice. Based on a review of aerial
photographs, the subject property was historically used for agricultural purposes
as an orchard from approximately 1939 to 1984, Therefore, the potential exists
that agricultural chemicals, such as pesticides, herbicides and fertilizers, were
used on site, and that the subject property has been impacted by the use of such
agricuitural chemicais.

In addition, although not observed during the AEIl site visit, one groundwater
monitoring well was installed on the subject property in 2009, in connection with
groundwater monitoring for nearby waste water treatment plants, according to
records on file with the Contra Costa County Department of Environmental
Health. The current status of the well is unknown; however, the subject property
owner representative indicated that the well had been decommissioned and
moved to the south adjacent site. AEl recommends that the presence or absence
of the well be confirmed, and if present, the well should be properly
decommissioned.

Findings

The proposed project could create a significant hazard to the public or the
environment through the upset of hazardous materials or through the reasonably
foreseeable upset and accident conditions involving the likely release of
hazardous materials to the environment resulting in a potentially significant
impact.

Mitigation Measure(s)
Implementation of the following mitigation measures would ensure that the above
impacts are reduced to a less-than-significant level.
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Vii-1.

vili-2.

Vill-3.

Prior to issuance of a grading permil, the applicant shall hire an
Environmental Consuitant to perform a Phase If Environmental Site
Assessment (ESA) in order to determine whether pesticides are
persistent in on-site soils. The soil analytical results shall be
documented in the Phase Il ESA report and submitted to the City of
Oakley Planning Division. If the Phase Il ESA determines that the
on-site soifs have noft been impacted, further mitigation is not
required.

If the Phase I ESA determines that on-site soils have been
impacted, and contaminants are idenlified in excess of the
California Human Health Screening Levels [CHHSLs] for
commercial land uses, the contaminated areas shall be remediated
such that the resultant concenltrations are below the CHHSLs for
commercial land uses. The Phase If ESA shall specify measures
for the remediation of the soils, including proper removal and
disposal procedures. The relative efficacy of potential removal
technologies is dependent on subsurface conditions, including soif
lithology, groundwater depth, and contaminant type/extent.
Accordingly, several remediation options may be considered. For
soif contamination, potential removal technologies could include,
but would not necessarily be limited fo, the following:

o Excavation and off-haul — Impacted soils are excavated until
the excavation base and sidewalls do not exhibit impact
above a specific screening level or cleanup goal. The
excavated soils are transported and disposed of af an
appropriate landfill facility.

o Bioremediation — Nutrients, oxygen, and biological cofactors
are introduced fo the soil (either in-place or post-excavation in
a freatment area) fo stimulate natural biological breakdown of
the contaminants.

¢ Bioaugmentation — Similar fo bioremediation, except that
bicaugmentation involves the introduction of engineered
microorganisms to the soil to degrade the contaminants.

e Soil vapor extraction (SVE) — Soil gas is extracted from the
subsurface under vacuum and brought to the surface, where
it is treated.

The project applicant shall comply with alf recommendations of the
Phase Il ESA for the review and approval by the Conlra Costa
County Environmental Health Department and the City of Oakley.

Prior to issuance of a grading permit, the applicant shall provide
proof to the City of Qakley Planning Division that the groundwater
monitoring well has been legally decommissioned. If legally
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e,f.

decommissioned, further mitigation is not required. If not the
applicant shall hire a licensed well contractor to obtain a well
abandonment permit from the Contra Costa County Health
Services Department, and properly abandon the on-site well,
pursuant to review and approval by the City Engineer and the
Contra Costa County Environmental Health Department.

The proposed project is not located within one-quarter mile of a school of an
existing or proposed school. Therefore, the proposed project would not emit
hazardous emissions or handle hazardous or acutely hazardous materials,
substances, or waste within one-quarter mile of an existing or proposed school
and no impact would occur.

The proposed project is not located on a site that is included on a list of
hazardous materials sites compiled pursuant to Government Code Section
65962.5, and would not create a significant hazard to the public or the
environment. Therefore, no impact would occur.

The proposed project is not located in the vicinity of a private airstrip or within an
airport land use plan. Therefore, implementation of the proposed project would
result in no impact.

Implementation of the proposed project would not interfere with an adopted
emergency response plan or emergency evacuation plan. Two access points will
be provided to the site and all development will comply with City standards.
Therefore, no impact would occur.

The site is not located within an area where wildiand fires occur. Therefore, no
impact would occur.
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IX. HYDROLOGY AND WATER QUALITY.
Would the project:

a. Violate any water quality standards or waste
discharge requirements?

b. Substantially deplete groundwater supplies or 0
interfere substantially with groundwater recharge
such that there would be a net deficit in aquifer
volume or a lowering of the local groundwater table
level (i.e., the production rate of pre-existing nearby
wells would drop to a level which would not support
existing land uses or planned uses for which
permits have been granted)?

¢. Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river, in a manner which
would result in substantial erosion or siltation on- or
off-site?

d. Substantially alter the existing drainage pattern of
the site or area, including through the alteration of
the course of a stream or river, or substantially
increase the rate or amount of surface runoffin a
manner which would result in flooding on- or off-
site?

e. 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?

f.  Otherwise substantially degrade water quality?

g. Place housing within a 100-year floodplain, as
mapped on a federal Flood Hazard Boundary or
Flood Insurance Rate Map or other flood hazard
delineation map?

h.  Place within a 100-year floodplain structures which
would impede or redirect flood flows?

i.  Expose people or structures to a significant risk of
loss, injury or death involving flooding, including
flooding as a result of the failure of a levee or dam.

i-  Inundation by seiche, tsunami, or mudflow?
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Discussion

af.

During the early stages of construction activities, topsoil would be exposed due
to grading and excavation of the site. After grading and excavation and prior to
overlaying the ground surface with impervious surfaces and structures, the
potential exists for wind and water erosion to discharge sediment and/or urban
pollutants into stormwater runoff, which would adversely affect water quality.

Every application for a development project in the City of Oakley is subject to the
development runoff requirements in the City's NPDES permit. Each application if
required to be accompanied by a stormwater contro! plan that meets the criteria
in the most recent version of the Contra Costa Clean Water Program Stormwater
C. 3. Guidebook. Therefore, as preparation of a stormwater control plan is
required by the Oakley Municipal Code, Chapter 11, impacts to water quality
would be less than significant,

Water is provided to the project site by the Diablo Water District (DWD).
According to the DWD Final 2010 Urban Water Management Plan, water
demand and connection projections for DWD are based on buildout land uses in
current adopted general plans. Over the period from 2010 to 2035, DWD's
demand is estimated to increase from 1,815 million gallons (MG) per year to
5,572 MG per year. The primary water supply for DWD's distribution system is
treated surface water from the Bureau of Reclamation's Central Valley Project
(CVP) purchased from the Contra Costa Water District (CCWD). CVP water is
conveyed through the Contra Costa Canal and treated at the Randall-Bold Water
Treatment Plant (WTP) in QCakley, which is jointly owned by DWD and CCWD.
DWD has developed a groundwater supply system, which provides additional
supply reliability. The first groundwater well came conline in 2006. When fully
implemented, groundwater may comprise up to 20 percent of DWD’s total supply.
As indicated in the Urban Water Management Plan, DWD has adequate supply
sources to meet future needs under normal year, single year and mulii-year
drought conditions,

Impervious surfaces do not currently exist on the project site as the site is
presently vacant. The addition of impervious surfaces would have the potential to
prevent stormwater from infiltrating the soil and could therefore decrease
groundwater recharge. However, the proposed project would integrate certain
Best Management Practices (BMPs) outlined in the C.3 Guidebook, which would
allow for runoff from impervious surfaces to infiltrate on-site soils. The self-
storage facility would include 4,189 sf of bioretention areas, which would use
permeable soils and non-compacted gravels to treat stormwater. Runoff entering
the bioretention areas would filter through permeable soils of the bioretention
areas allowing for soil infiltration and groundwater recharge. Additionally, the 7-
Eleven would include 1,165 sf of treatment area in a similar bioretention area as
well as 5,616 sf of treatment area in seif-retaining areas. The proposed self-
retaining areas would also allow for groundwater recharge through soil infiltration
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c-e.

by capturing at least the first inch of rainfall on the site. The incorporation of
BMPs into the proposed project would allow for continued infiltration of
stormwater on the project site, and would prevent decreases in groundwater
recharge that would otherwise result from the placement of impervious surfaces
over the project area.

Therefore, the proposed project would not interfere with the City's groundwater
supply or recharge, resulting in a less-than-significant impact.

All municipalities within Contra Costa County (and the County itself) are required
to develop more restrictive surface water control standards for new development
projects as part of the renewal of the Countywide NPDES permit. Known as the
“C.3 Standards,” new development and redevelopment projects that create or
replace 10,000 or more sf of impervious surface area must contain and treat
stormwater runoff from the site. The proposed project is a C.3 regulated project
and is required to include appropriate site design measures, scurce controls, and
hydraulically-sized stormwater treatment measures. Separate Stormwater
Control Plans (SWCP) were prepared for the self-storage site and the 7-Eleven.

Self-Storage Site

According to the SWCP prepared for the self-storage project site, development of
the proposed project would result in the creation of approximately 99,833 sf of
impervious surface area. Because the new impervious surface area exceeds one
acre, hydrograph modification would be required.

The storm run-off would be conveyed by way of a pipe connecting to an existing
storm drain lateral located on Laurel Road. Storm water will be treated on-site by
bio-retention areas located along the northern side of the manager’s office and
along the western property line. The two bio-retention facilities total 4,189 sf.
Based upon the 99,833 sf of impervious surface area, the minimum basin size is
3,358 sf. As demonstrated in the SWCP prepared for the proposed project, the
bio-retention basin proposed for the project would exceed the minimum sizing
requirement with respect to treatment area volume.

7-Eleven Site

According to the SWCP prepared for the 7-Eleven project site, development of
the proposed project would result in the creation of approximately 29,304 sf of
impervious surface area.

Storm water would be treated on-site by a bio-retention area located along Laurel
Road. The bio-retention area totals 1,155 sf. Based upon the 29,304 sf of
impervious surface area, the minimum basin size is 992 square feet As
demonstrated in the SWCP prepared for the proposed project, the bio-retention
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basin proposed for the project would exceed the minimum sizing requirement
with respect fo treatment area volume.

Conclusion

Because the SWCPs have been designed in accordance with the Countywide
NPDES permit and C.3 Standards, a less-than-significant impact would occur
related to stormwater runoff.

A project would have a significant impact if implementation were to place people
or structures in an area where flooding is likely to occur, exposing them to the
risk of loss, injury, or death in the event of such ficoding. The Federal Emergency
Management Agency Flood Insurance Rate Map (06013C035SF) dated June 16,
2009, designates the project site as within flood zone X. Zone X is defined as an
area of minimal flood hazard, determined to be outside the 500-year flood and
protected by levee from 100-year flood. Therefore, the project would have a less-
than-significant impact.

Tsunamis are ocean waves created by undersea fault movement. A tsunami
poses little danger away from shorelines; however, when a tsunami reaches the
shoreline, a high swell of water breaks and washes inland with great force.
Waves may reach 50 feet in height on unprotected coasts. Historic records of the
Bay Area used by one study indicate that nineteen tsunamis were recorded in
San Francisco Bay during the period of 1868-1968. Maximum wave height
recorded at the Golden Gate tide gauge, where wave heights peak, was 7.4 feet.
The available data indicate a standard decrease of original wave height from the
Golden Gate to about half original wave height on the shoreline near Richmond,
and to nil at the head of the Carquinez Strait. The City of Oakley is several miles
infand from the Carquinez Strait; therefore, the project site is not exposed to
flooding risks from tsunamis.

A seiche is a long wavelength, large-scale wave action set up in a closed body of
water such as a lake or reservoir, and has a destructive capacity that is not as
great as that of a tsunami. Seiches are known to have occurred during
earthquakes, but have not been recorded in the Bay Area. Therefore, future
inundation of the project site by seiches is highly improbable.

Mudflows typically occur in mountainous or hilly terrain. The project site and
surrounding areas are relatively flat; therefore, the potential for the occurrence of
mudflows is minimal.

The project does not include the creation of new structures, or the placement of
persons in areas subject to floods, seiches, tsunamis, or mudflows. Therefore,
no impact would occur.

55

June 2016




Less-Than-

Potentialiy  Significant Less-

Issues Sf,ﬂ]‘gf;”‘ Mﬂ‘{gg[}on sagr;%m |mi::c:
Incorporated P
X. LAND USE AND PLANNING,
Would the project:
a. Physically divide an established community? H LI o ®
b. Conflict with any applicable land use plans, . . ® u
policies, or regulations of an agency with
jurisdiction over the project (including, but not
limited to the general plan, specific plan, local
coastal program, or zoning ordinance) adopted
for the purpose of avoiding or mitigating on
environmental effect?
a 1 ® O

a.

c. Conflict with any applicable habitat conservation
plan or natural communities conservation plan?

Discussion

The proposed project involves the development of a self-storage facility and a 7-
Eleven on a vacant project site. The site is served by two existing roadways and
would not alter access to existing communities. The project would not introduce
any physical barriers to divide an established community, Therefore, the project
would have no impact on established communities.

The proposed project includes a request for a General Plan Amendment to
amend the land use designation from Public and Semi-Public Facilities (PS) to
Commercial (CO), as well as Rezone from Public and Semi-Public (P) to General
Commercial (C). The project site is a vacant portion of the Contra Costa Water
District Water Treatment Plant site that is not needed by the District. Therefore,
the Public General Plan and zoning designations are not currently applicable to
the project site. The applicant is requesting Commercial General Plan and zoning
designations for the site in order to accommodate the proposed project. The City
of Oakley General Plan Goal 2.3 encourages new, high-quality commercial
development in the City. Policy 2.3.3 promotes the location of commercial centers
to allow for easy access to arterial streets. The proposed project includes two
new businesses located on existing arterial streets. In addition, the General Plan
Economic Development Element encourages the expansion of QOakley's
economic base. Therefore, the proposed project is consistent with the goals and
policies of the General Plan. Should the City Council amend the land use
designation to Commercial, the proposed project would not conflict with any
applicable land use plans, policies, or regulations and would result in a less-
than-significant impact.

The East Contra Costa County HCP was approved in August 2007 and the City
of Oakley approved the implementing ordinance on November 13, 2007. The
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project is within the City and, therefore, is included in the HCP. In compliance
with the implementing ordinance, the proposed project would be required to
comply with the HCP conservation strategies as further discussed in the
biological resources section above. Therefore, the proposed project would not
conflict with the adopted HCP, and a less-than-significant impact would occur.
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Less-Than-
Potentially Significant Less-Than- No

Isstes Siﬁﬂ:;"‘ M“‘;Xgrl‘ion Sgﬁ;‘;rf;”‘ Impact
Incerporated
Xl. MINERAL RESOURCES.
Would the project:
a. Result in the loss of availability of a known U = s ®
mineral resource that would be of value to the
region and the residents of the state?
Il M i E

h. Result in the loss of availability of a locally-
important mineral resource recovery site
delineated on a local general plan, specific plan
or other land use plan?

Discussion

a,b. The City of Oakley General Plan Background Report states that the only mineral
resource currently mined in the City of Oakley is sand. The project site consists of
the iand immediately associated with the existing roadway. Mining of sand does
not occur adjacent to or within the project area. The proposed project would not
result in the loss of availability of a known mineral resource; therefore, the
proposed project would have no impact to mineral resources.
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Issues Significant With Signiicant

1ess.Than-

Potentially Slgnificant Less-Than- No

Impact Miigation Impact fmpact

Incorporated

XlIl. NOISE.

Would the project result in:

a. Exposure of persons to or generation of noise
levels in excess of standards established in the
local general plan or noise ordinance, or
applicable standards of other agencies?

b. Exposuwre of persons to or generation of
excessive groundborne vibration or groundborne
noise levels?

c. A substantial permanent increase in ambient
noise levels in the project vicinity above levels
existing without the project?

d. A substantial temporary or pericdic increase in
ambient noise levels in the project vicinity above
levels existing without the project?

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 expose
people residing or working in the project area to
excessive noise levels?

f. For a project within the vicinity of a private
airstrip, would the project expose people
residing or working in the project area to
excessive noise levels?

Discussion

a,c.

The City of Oakley General Plan Policy 9.1.5 states that noise levels resulting
from transportation noise sources shall be maintained at or below 65 dBA Ldn at
residential outdoor use areas. Table 9-6 of the General Plan indicates that
predicted noise levels at General Plan buildout along Laurel Road in the vicinity
of the proposed project range from 60.3 to 63.8 dB. Predicted noise levels along
Empire Avenue in the vicinity of the proposed project range from 60.4 to 63.2 dB.

A traffic study was prepared for the proposed project by TJKM which indicates a
total of 2,208 trips per day added to the roadways as a result of the self-storage
facility and 7-Eleven. In the AM peak hour, the trips total 61 and in the PM peak
hour, the trips total 99. The traffic study notes the distribution of these trips along
the local roadways. The distribution ranges from 20 to 30 percent of the trips
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b.d.

ef

traveling north and south on Empire Avenue and from 20 to 35 percent of the
trips fraveling east and west along Laurel Road. Of the maximum 99 PM peak
hour trips, a maximum of 35 trips would be generated on Empire Avenue and
Laurel Reoad, in each direction.

The maximum predicted noise level on Laurel Road and Empire Avenue is 63.8
dB. The addition of 35 frips on the roadway would not resuit in an increase in the
noise level beyond the allowed 65 dB at the backyards of the existing residential
units. In addition, the existing residential units adjacent to Laurel Road and
Empire Avenue have a minimum six-foot masonry wali separating the backyards
from the sfreet, which would further reduce the noise levels. Therefore, the
increase in noise levels due to operations of the proposed project would result in
a less-than-significant impact.

Construction of the proposed project would include the use of backhoes,
excavators, dump trucks, front-end loaders, asphalt pavement grinders,
compaction equipment, asphalt pavers, concrete trucks and various passenger
vehicles. The noise assessment determined that vibration levels generated by
proposed construction activities occurring at distances 30 feet or greater from the
nearest sensitive residential structures would range from 0.002 peak particle
velocity (ppv) to 0.160 ppv, and would not exceed the 0.2 infsec ppv City of
Oakley significance criteria. Residential land uses near the project site would not
be subject to excessive vibration levels over extended periods of time. In
addition, construction would occur during allowable hours, as stated in the City of
Oakley Municipal Code (Monday through Friday between the hours of 7:30 AM
and 7:00 PM and on Saturdays, Sundays, and holidays between the hours of
9:00 AM and 7:00 PM). Therefore, construction of the proposed project would not
expose persons to excessive groundborne vibrations or a temporary increase in
ambient noise levels resuiting in a less-than-significant impact.

The project site is not located near an existing airport or private airstrip and is not
within an area covered by an existing airport land use plan. Therefore, the
proposed project would have no impact.
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Less-Than-
Potentially Significant

Less-

[ssues Significant With han- o
XIll. POPULATION AND HOUSING.
Would the project:
a. Induce substantial population growth in an area, = = ® o
either directly (for example, by propeosing new
homes and businesses) or indirectly (e.g.,
through projects in an undeveloped area or
extension of major infrastructure)?
b. Displace substantial numhers of existing O U U %
housing, necessitating the construction of
replacement housing elsewhere?
: ; O O M ®
¢. Displace substantial numbers of people,
necessitating the construction of replacement
housing elsewhere?
Discussion
a. The proposed project would only include the construction of one housing uni,

which would not be expected to induce significant population growth. Additionally,
the commercial facilities included in the proposed project would not create a large
enough demand for employees to induce significant population growth. The
facilities are proposed to serve the existing population of Oakley and the
surrounding communities. Therefore, the proposed project would not induce
population growth beyond the growth anticipated by the General Plan and would

result in a less-than-significant impact.

b,c. The project site is currently vacant. Therefore, the proposed project would not
involve displacement of existing housing or people and would result in no

impact.
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Less-Than-
Potentlally Significant Less-Than- No

Issues Signiicant th Significant Impact
Impact Mitigation Impact
incarporated
XIV. PUBLIC SERVICES,
Would the project result in substantial acdverse
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 environmentfal impacts, in order to
maimtain acceptable service ratios, response times
or other performance obfectives for any of the
public services:
a.Fire protection? 8 L % O
b.Police protection? S U X 0
c.Schools? 8 U ® O
d.Parks? O O % 0

Discussion

a. The City of Oakley is provided fire protection by the East Contra Costa
Fire Protection District (ECCFPD). All new development is subject to the East
Contra Costa Fire Protection District's impact fee, which is based on total
square footage of buildings. The project applicant would be required to pay
the fee at the time of building permit issuance, and would cover the project's
fair share of fire protection services. Therefore, the proposed project would not
result in the need for new or physically altered fire protection facilities the
construction of which could cause environmental impacts, resulting in a fess-
than-significant impact.

b. The proposed project is not expected to create any significant drain on
police service that would result in the need for new or physically altered
facilities, or any changes to police service in order to maintain the current levels
of service. The project site is within the current police service area for the City
of Oakley and would not add a significant number of new residents to the City
that would affect the police officer/citizen ratio. In addition, the project would be
conditioned to participate in the funding of the City's Special Police Services
Tax by voting to approve the special tax for the parcel. Therefore, the proposed
project would not result in the need for new or physically altered police
protection facilities the construction of which could cause environmental
impacts, resulting in a less-than-significant impact.

c. The proposed project includes a single on-site manager’s unit which may induce

a minor increase in new students. The project applicant, however, would be
required to pay the appropriate school impact fees resuiting in a less-than-
significant impact to schools,
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The proposed project would be subject to the City's Park Acquisition and
Improvement impact fees, which are based on total square footage of
buildings. The project applicant would be required to pay the fee at the time of
building permit issuance, which would cover the project's fair share cost of
park services. In addition, the project includes a single on-site managei’s unit
which would only minimally utilize the City’s parks. Therefore, the proposed
project would not result in the need for new or physically aitered park facilities
the construction of which could cause environmental impacts, resulting in a

less-than-significant impact.
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Less-Than-
Fotentiaily Significant Less-Than- No

Incorporated
XV.RECREATION.
Would the projeci:
il (] » N

a. Would the project 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?

b. Does the project include recreational facilities or
require the construction or expansion of
recreational facilities which might have an adverse
physical effect on the environment?

Discussion

a-b.  The proposed project would be subject to the City's Park Acquisition and
Improvement impact fees, which are based on total square footage of
buildings. The project applicant would be required to pay the fee at the time of
building permit issuance, which would cover the project's fair share cost of
park services. In addition, the project includes a single on-site manager's unit
which would only minimally utilize the City’s parks. Therefore, the proposed
project would not result in physical deterioration of park facilities or the need for
new or expanded recreational facilities the construction of which could cause
environmental impacts, resulting in a less-than-significant impact.
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lssues

Less-Than-

Potentially Significant Less-Than- No
Slgnificant With Slgnificant Impack
tmpact Mitigation Impact P

Incorporated

XVI. TRANSPORTATION/TRAFFIC.
Would the project:

a.

. Exceed, either individually or cumulatively, a

. Result in a change in air traffic patterns,

. Substantially increase hazards due to a design

. Result in inadequate emergency access?

Cause an increase in traffic which is substantial 0 . ® u

in relation to the existing traffic load and capacity
of the street system (i.e., result in a substantial
increase in either the number of vehicle trips, the
volume to capacity ratic on roads, or congestion
at intersections)?

level of service standard established by the
county congestion management agency for
designated roads or highways?

including either an increase in traffic levels or a
change in location that resulls in substantial
safety risks?

features (e.g., sharp curves or dangerous
intersections) or incompatible uses {e.g., farm
equipment)?

Conflicts with adopted policies supporting
alternative transportation (e.g., bus turnouts,
bicycle racks)?

Discussion

ab.

The proposed project includes the construction of a 2.86-acre self-storage
facility and a 0.77-acre 7-Eleven gas station. The self-storage facility will include
six one- and two-story storage buildings totaling 99,637 sf. In addition, a two-
story manager’s building consisting of a residential unit and office space will be
located on-site. The 7-Eleven parcel will include a 3,795 sf 7-Eleven store, six
multi-product dispenser fueling stations with a canopy.

TJKM prepared a traffic impact analysis for the proposed project. The traffic
analysis included the intersections of Empire Avenue/Laurel Road and Neroly
Road/Laurel Road. The analysis studied existing and existing plus project
conditions.

TJKM used published frip rates for the ITE land use Gasoline pumps with
Convenience Market (ITE Code 945) for the 7-Eleven portion of the project.
TJKM applied pass-by trip reduction as per ITE Trip Generation Manual, 9th
Edition and ITE Trip Generation Manual, 9th Edition Volume 1: User's Guide
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and Handbook. Pass-by trips are made as intermediate stops on the way from
an origin to a primary trip destination without a route diversion. Pass-by trips are
attracted from ftraffic passing the site on an adjacent street or roadway that
offers direct access to the generator. Pass-by trips are not diverted from ancther
roadway. Therefore, existing traffic counts include the pass-by trips. The
proposed 7-Eleven portion of the project is expected to generate approximately
46 weekday AM peak hour trips (23 inbound trips, 23 outbound trips) and 72
weekday PM peak hour trips (36 inbound trips, 36 outbound trips).

TJKM used published trip rates for the ITE land use Mini Warehouse (ITE Code
151) for the self-storage portion of the project as the land uses most closely
match the trip characteristics of the proposed self-storage facility. The proposed
self-storage facility is expected to generate approximately 15 weekday AM peak
hour trips (eight inbound trips, seven outbound trips) and 27 weekday PM peak
hour trips (14 inbound trips, 13 outbound trips).

Combined, the self-storage facility and 7-Eleven would result in 61 weekday AM
peak hour trips (31 inbound trips, 30 outbound trips) and 99 weekday PM peak
hour trips (50 inbound trips, 49 outbound trips).

The Neroly Road/Laurel Road intersection currently operates at LOS C for both
AM and PM peak hours, with a current volume to capacity (V/C) ratio of 0.496 in
the AM peak hour and 0.371 in the PM peak hour. With the addition of the
proposed project traffic, the intersection continues to operate at LOS C but with
a slightly increased AM peak hour V/C ratio of 0.498 and PM peak hour V/C
ratio to 0.373. The Empire Avenue/Laurel Road intersection currently operates
at LOS D in the AM and LOS C in the PM peak hours, with a V/C ratio of 0.733
in the AM peak hour and a V/C ratio of 0.650 in the PM peak hour. With the
addition of the proposed project traffic, the intersection continues to operate at
LOS D and C with the V/C ratios increasing to 0.753 and 0.684 for the AM and
PM peak hours, respectively. The City of Oakley standard for intersection
operations is LOS D or a volume-to-capacity (v/c) ratio of 0.89.

The project's contribution to the cumulative traffic levels would be less than
cumulatively significant. The maximum 99 peak hour trips would not result in an
increase that would cause the LOS to exceed the City's thresholds. In addition,
the proposed project would be required to pay the City of Oakley and Regional
Traffic fees to fund fair share of traffic improvements. Therefore, the proposed
project would result in a fess-than-significant impact related to an increase in
traffic.

The project site would not be located near an airport; therefore, the proposed
project would not require any changes to existing regional air traffic activity and
no impact would occur.
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d-e.

The proposed project has been designed in compliance with City standards.
Changes are not being made to the existing roadways and adequate access is
provided to the site. TIKM, in the traffic analysis reviewed the on-site circulation
and determined that all circulation aisles accommodate two-way travel and the
turning radii are adequate for the refueling trucks and delivery trucks. TJKM
recommends that One-Way signs be installed in the center concrete median on
Empire Avenue to enhance traffic safety and operations at the driveways. The
signs will be a condition of project approval. Therefore, the proposed project
would not result in any potential design-related traffic hazards or inadequate
emergency access and would result in a less-than-significant impact.

The proposed project would be provided bus service by Tri Delta Transit. Route
383 serves the City of Oakley and is the closest route to the project site. In
addition, the project includes bicycle racks as required by City Municipal Code.
Class 1| bike lanes are provided along Laurel Road and along Empire Avenue,
south of the intersection of Empire AvenuefLaurel Road. North of the
intersection, Class lli bike lanes are provided along Empire Avenue. In the
project vicinity, all signalized study intersections are equipped with countdown
pedestrian signal heads. All the study intersections have crosswalks and are
compliant with the Americans with Disabilities Act. Continuous sidewalks are
present on Laurel Road and Empire Avenue along both sides within the project
vicinity. All the existing sidewalks are approximately six to nine feet wide varying
along the project area. The proposed project would not alter any existing
facilites. Therefore, the proposed project would not conflict with policies
supporting aiternative transportation routes and no impactwould occur.
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Issues

Less-Than-
Potentiaily Significant
Significant

Less-
Than-

No
Impact

XVil. UTILITIES AND SERVICE SYSTEMS.

Would the project:

a. Exceed wastewater treatment requirements
of the applicable Regional Water Quality

Control Board?

bh. Require or result in the construction of new
water or wastewater treatment facilities or
expansion of existing facilities, the
construction of which could cause significant

environmental effects?

¢. Require or result in the construction of new
storm water drainage facilities or expansion
of axisting facilities, the construction of which
could cause significant environmental

effects?

entitlements needed?

e 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 provider's existing

commitments?

Discussion

. Have sufficient water supplies available fo
serve the project from existing entitlements
and resources, or are hew or expanded

Be served by a landfill with sufficient
permitted capacity to accommedate the
project’s solid waste disposal needs?

. Comply with federal, state, and local statutes
and regulations related to solid waste?

. N ignifi

Impact nnhfsr'ggﬁﬁ'; ; Slﬁgplac;nt
O 1 ®
| 3 ®
1 M 8
[} Il ®
O i ®
| N %
| ] 8

a,b,e. The lronhouse Sanitary District (ISD) provides wastewater service to Oakley and
unincorporated areas of the County. The City of Oakley is entirely within ISD's
boundary. The wastewater services involve the transmission of wastewater from
residential, commercial and light industry to a treatment facility and the final
disposal of the wastewater and residual waste solids. ISD owns and operates the
wastewater collection, treatment, storage, and effluent recycling facilities that

serve the City of Qakley.
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The proposed project would tie into the existing eight-inch sanitary sewer line
located within Empire Avenue. The proposed self-storage facility would generate
minimal wastewater, primarily associated with the small office and on-site
manager's unit. The 7-Eleven convenience store would also generate minimal
wastewater associated with the on-site restrooms. The ISD opened a new water
treatment facility in 2011. With the opening of the new facility the ISD's capacity
was increased from 2.7 million gallons per day (mgd) to at least 7 mgd, with
ultimate plans fo increase the capacity to 11.3 mgd.®® The minimal wastewater
production associated with the proposed project can be accommodated within
the existing I1SD systems. In addition, the project would be required to pay the
necessary sewer connection and capacity fees. Therefore, the proposed project
would not require the construction of new wastewater treatment facilities or
expansion of existing facilities. Therefore, a less-than-significant impact to
wastewater treatment facilities would occur.

C. As discussed in questions c-e of the Hydrology and Water Quality section of the
ISIMND, the self-storage facility and 7-Eleven prepared SWCPs which included
bio-retention basins that exceed the minimum size requirements with respect to
treatment area volume. From the bio-retention basins, the proposed storm water
run-off will be conveyed by way of a pipe connection to an existing storm drain
lateral located in Laurel Road. Because the SWCPs have been designed in
accordance with the Countywide NPDES permit and C.3 Standards, a less-than-
significant impact would occur related to stormwater runoff.

d. Water is provided to the project site by the DWD. According to the DWD Final
2010 Urban Water Management Plan (UWMP), water demand and connection
projections for DWD are based on buildout land uses in current adopted general
plans. Over the period from 2010 to 2035, DWD's demand is estimated to
increase from 1,815 MG per year to 5,572 MG per year. DWD's primary water
supply for its distribution system is treated surface water from the Bureau of
Reclamation’s CVP purchased from the CCWD. CVP water is conveyed through
the Contra Costa Canal and treated at the Randall-Bold WTP in QOakley, which is
jointly owned by DWD and CCWD. DWD has developed a groundwater supply
system, which provides additional supply reliability. The first groundwater well
came online in 2006. When fully implemented, groundwater may comprise up to
20 percent of DWD's total supply. As indicated in the Urban Water Management
Plan, DWD has adequate supply sources to meet future needs under normal
year, single year and mulfi-year drought conditions.

The proposed project would tie into the existing 24-inch water main in Empire
Avenue. The water demand estimates discussed ahove were based on area
General Plan buildout projections. Because the proposed project requests a

5 Contra Costa LAFCo. Water and Wastewater Municipal Services Review for East Conira Costa Counly. Approved
Dacember 19, 2007.

6 fronhouse Sanitary District, Water Recyeling Facility. Accessible at
http:/fironhousesanitarydistrict. com/pagesiwr.himl. Accessed on June 9, 2016.
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fg.

redesignation of the project site from Public and Semi-Public to Commercial, the
proposed project would not have been anticipated by the growth estimates of the
UWMP. To determine whether or not adequate water capacity exists for the
project site, the proposed project’s water demand must be compared to the water
demand assumed for the project site by the UWMP. Table 3-2 of the 2010
UWMP includes water delivery projections for each water use sector. The
existing General Plan designation of Public and Semi-Public was assumed to be
within the Institutional water use sector, while the self-storage facility and 7-
Eleven were determined to be within the commercial water use sector. The
UWMP assumes that for every two-acres of commercial or institutional land there
would be one meter connection, and every commercial meter connection
produces an estimated demand of 1.23 MG while institutional meter connections
create an estimated demand of 2.77 MG.” The project site is 2.85 acres and the
proposed project would include the operation of two separate businesses, one
self-storage facility, and one 7-Eleven. To ensure a conservative comparison of
the currently proposed project to what was anticipated for the project site by the
UWMP, development of the project site as a Public and Semi-Public project
(assuming institutional water sector demand rates) was assumed to require a
minimum amount of water and only one meter connection. Because two
businesses are included in the proposed project, two meters were assumed for
buildout of the project. Therefore, the current general plan designation would
resuit in a demand estimate of 2.77 MG for an institutional land use and a
redesignation to commercial would result in an estimated demand of 2.46 MG of
commercial water use. As such the proposed project would not be expected to
exceed the water demand estimated for the project site by the UWMP.
Consequently, the proposed project can be accommodated within the existing
DWD systems and adequate water supply exists. In addition, the project would
be required to pay the necessary sewer connection and capacity fees. Therefore,
the proposed project would result in a less-than-significant impact.

Solid waste collected by Oakley Disposal in the City limits of Oakley is hauled to
the recycling Center and Transfer Station in Pittsburg, which is operated by
Contra Costa Waste Service. Residential, commercial, and industrial waste is
processed at this transfer facility and the residual material is hauled to Potrero
Hills Landfill (PHLF) outside Suisun City. PHLF is permitted to accept waste
through 2048. Oakley Disposal Service provides weekly curbside recycling
service whereby each residential customer is provided two 12-gallon crates for
discarding recyclables. Additionally, commercial customers are offered multipie
sizes of waste and recycling receptacies. Green waste service is provided on a
bi-weekly basis. The curbside material is transported to the Concord Facility (Mt.
Diablo Recycling) where the recyclables are sorted and moved to the appropriate
markets for processing, composting, etc. The Concord Facility is permitted to
accept up to 1,500 tons of waste per day, and the facility does not have an
expected closure date. Additionally, as of January 2006 the PHLF had a

7 Diablto Water District. Final 2010 Urban Water Management Plan [p. 3-2-3 and Table 3-2]. June 2011.
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remaining capacity of 13,872,000 cubic yards. As such, the proposed project
could be accommodated by the Concord Facility and the PHLF within the existing
solid waste facilities and will comply with all the required local and state
reqgulations; therefore, a less-than-significant impact would resuit.
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Issuas

Less-Than-
Potentially Significant
Significant With
Impact Mitigation
Incorporated

Less-

Than- No
Significant Impact

Impact

XVili. MANDATORY FINDINGS OF SIGNIFICANCE.

a.

. Does the project have impacts that are individualiy

. Does the project have environmental effects which

Does the project have the potential to degrade the 4 U ® U

quality of the environment, substantially reduce the
habitat of a fish or wildlife species, cause a fish or
wildiife population to drop below self-sustaining
levels, threaten to eliminate a plant or animal
community, reduce the number or restrict the range
of arare or endangered plant or animal or eliminate
important examples of the major periods of
California history or prehistory?

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)?

will catise substantial adverse effects on human
beings, either directly or indirectly?

Discussion

a.

Although relatively unlikely, based upon the current land cover types found on-
site, special-status wildlife species and/or federally- or state-protected birds not
covered under the ECCCHCP could he occupying the site. In addition, aithough
unlikely, the possibility exists for subsurface excavation of the site during grading
and other construction activities to unearth deposits of cultural significance.
However, this IS/IMND includes mitigation measures that would reduce any
potential impacts to less-than-significant levels. Therefore, the proposed project
would have fess-than-significant impacts related to degradation of the quality of
the environment, reduction of habitat, threatened species, and/or California’s
history or prehistory.

The proposed project in conjunction with other development within the City of
Oakiey could incrementally contribute to cumulative impacis in the area.
However, mitigation measures for all potentially significant project-level impacts
identified for the proposed project in this IS/IMND have been included that would
reduce impacts to less-than-significant levels. As such, the project's incremental
contribution towards cumulative impacts would not be considered significant. In
addition, all future discretionary development projects in 