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      PLANNING COMMISSION 

         STAFF REPORT  
  

______________________________________________________________________________ 

DATE:    May 19, 2021 

 

APPLICATION NO:  Sandoval Truck Trailer Parking – Louise Avenue Site Plan Review 

No. SPR-20-73 

    

LOCATION:   2001 E. Louise Avenue 

   Lathrop, CA  95330  

   APN: 198-100-19 

 

REQUEST:  Planning Commission to Consider: 

 

1. Adopt a Resolution Adopting the Initial Study and Mitigated 

Negative Declaration for the Sandoval Truck Trailer Parking – 

Louise Project. 

 

2. Adopt a Resolution Approving the Site Plan Review for the 

Sandoval Truck Trailer Parking – Louise Project to Develop a 

147 Commercial Truck Trailer Parking Facility on a 6.78-Acre 

Parcel, Including Associated Site Improvements Such as 

Landscaping, Lighting, and Frontage Improvements. 

 

APPLICANT:    Rafael Sandoval 

   16351 S. McKinley Avenue 

   Lathrop, CA 95330 

     

GENERAL PLAN:    SC, Service Commercial 

 

ZONING:     CS, Service Commercial 

 

CEQA STATUS: An Initial Study and Mitigated Negative Declaration (IS/MND) was 

prepared for the Sandoval Truck Trailer Parking – Louise Project to 

disclose potential significant environmental effects of the proposed 

project and identifies feasible Mitigation Measures that would 

reduce the potential significant environmental effects to a less than 

significant level.  The IS/MND was prepared in compliance with the 

California Environmental Quality Act (CEQA). 

______________________________________________________________________________ 

 

 

 

 

 

City of 
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SUMMARY: 

 

The applicant, Mr. Rafael Sandoval, is requesting a Site Plan Review (SPR) for the development 

of a 147 commercial truck trailer parking facility on a 6.78-acre site.  The improvements to site 

primarily consist of pavement, landscaping, lighting, and an on-site retention basin.  Associated 

site improvements include curb, gutter, and sidewalk along E. Louise Avenue, fencing, 

landscaping, paving, and lighting.  No sewer connection is required at this time as the project does 

not propose any buildings. 

 

Staff recommends that the Planning Commission review and consider all information provided 

and submitted and, if determined appropriate, consider adoption of Resolution No. 21-7 approving 

the Initial Study and Mitigated Negative Declaration and Resolution No. 21-8 approving Site Plan 

Review No. 20-73 for the Sandoval Truck Trailer Parking – Louise Avenue Project. 

 

BACKGROUND AND SITE DESCRIPTION: 
 

The project site is surrounded by various residential, service commercial and industrial uses.  The 

project is bounded by Cheema Freightlines to the north, Pratt Industries Warehouse and 

Distribution Center and an existing single-family residential use to the east, TEC Equipment to the 

south, and Service Commercial uses to the west.   

 

The site is currently vacant and undeveloped.  Historically, the site was used as an outdoor storage 

yard for commercial vehicle trailers and more recently, modular temporary trailers.  In this regard, 

the Planning Commission approved Site Plan Review NO. SPR-15-91 on December 9, 2015 for 

the construction of an outdoor storage yard for storing modular temporary office trailers.  

Currently, and as illustrated in the Vicinity Map (Attachment 4), the site is vacant and no longer 

used as outdoor storage.  The property has a General Plan land use designation of SC, Service 

Commercial and is within the CS, Service Commercial Zoning District. 

 

ANALYSIS: 

 

Site Plan 

The project site is approximately 6.78-acres in size.  As illustrated on the Site Plan (Attachment 

5), the project will include the development of 147 commercial truck trailer parking spaces, an on-

site retention basin, and landscaping.  The parking spaces are twelve (12) feet in width and fifty-

three (53) feet in depth and are proposed as storage spaces for commercial truck trailers.  No 

passenger vehicles parking spaces are proposed as part of the project since the project will function 

as storage of commercial vehicle trailers and not a terminal or commercial truck parking site.  

Access to the project is from E. Louise Avenue.   

 

The applicant proposes to replace the existing four (4) foot high chain-link fence that is along the 

perimeter of the property with a six (6) foot high chain-link fence with privacy vinyl slats to screen 

the storage of commercial truck trailers from adjacent properties and the public right-of-way.  

Additionally, an eight (8) foot tall masonry wall will be installed along the south eastern portion 

of the project site, adjacent to an existing single-family residence east of the project site.   
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A chain-link fence gate will be installed and is setback from the right-of-way of E. Louise Avenue 

by seventy-two (72) feet.  The gate will be open access and utilized throughout the year. 

 

The project does not include the construction of a trash enclosure, as no buildings are proposed as 

part of the project and the use is not expected to produce enough solid waste to require an on-site 

dumpster.  However, if the project is modified to include the construction of buildings or a use that 

would generate solid waste, a trash enclosure is required, as stated in Condition of Approval #5a 

(Public Works). 

 

The project will be required to install frontage improvements and dedication of right-of-way along 

E. Louise Avenue along the frontage of the project site.  Improvements along the frontage will 

include curb, gutter, sidewalk, landscaping, and street lighting. 

 

Utilities 

The project proposes to connect to the City’s water system through existing connections on E. 

Louise Avenue for irrigation of landscaped areas.  As stated above, no sewer connection is 

proposed at this time because no buildings are to be constructed. The proposed project includes 

the construction of a stormwater retention basin to manage stormwater runoff as a result of the 

development of the project.  The proposed stormwater retention basin will be located along the 

north-eastern portion of the project site and will be fenced for safety purposes as required by City 

standards. 

 

Similar to the requirements applied to the trash enclosure, if a building is proposed or constructed 

on the project site, connection to City services for domestic water and sanitary sewer will be 

required.  The property owner will also be required to pay associated connection and impact fees 

for domestic water and sanitary sewer at that time. 

 

Circulation and Traffic 

As stated above, access to the project site is from E. Louise Avenue and will include one (1) 

driveway for ingress and egress movements.  The driveway will include a gate that is setback from 

the right-of-way of E. Louise Avenue by seventy-two (72) feet to allow sufficient length for truck 

queuing in the event the gate is closed.  According to the Project Description (Attachment 5), the 

property will be leased to a company that will use the lot as an overflow yard to store empty 

commercial truck trailers. The first two (2) weeks of the lease, a commercial truck will drop off 

empty trailers for storage and the final two (2) weeks of the lease, will be hauling the trailers off 

the lot.  Commercial trailers will be stored on the project site for months at a time.  During the 

holiday seasons, there will be less trailers stored at the project site due to increase usage.  

Therefore, minimal activity on a daily basis is anticipated.  It is important to note that the Site Plan 

Review entitlement does not prohibit the applicant to utilize the site more frequently. 

 

As noted above, the project includes the storage of commercial truck trailers and does not include 

parking of commercial trucks or any other outdoor storage, such as storage of buildings materials, 

automobiles, etc.  The project includes Condition of Approval #3 (Planning), which states that 

“with the exception of storage of commercial truck trailers, outdoor storage is prohibited, unless 

otherwise reviewed and approved by the Planning Division.”  
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As illustrated on the Site Plan (Attachment 5), commercial trucks accessing the site will be able to 

maneuver the internal drive aisles and parking spaces safely.  Planning staff routed the project 

plans to Lathrop Manteca Fire District (LMFD) for review and the proposed layout was found to 

be adequate for emergency vehicle access.  To ensure continued access for emergency vehicles, 

the project is conditioned to provide and maintain access roads to meet the requirements 

established by the San Joaquin County Fire Chief’s Association (Condition of Approval #5 

(LMFD)). 

 

Landscaping and Lighting 

According to the Landscape Plan (Attachment 5), landscaping will occopy approximately 1.19-

acres (51,836 sq. ft.) of the total area.  The minimum area to be landscaped, per Section 

17.92.030(A) of the LMC is 15% of the net site area.  The project includes a min. of 10’ landscape 

strip along the perimeter of the site, of which includes a variety of trees, shrubs and ground cover.  

Seventy-two (72) feet of landscape area will also be provided along the frontage of E. Louise 

Avenue and will include a variety of trees, shrubs and ground cover.  The on-site retention basin 

will also be bordered by landscaping, and the basin itself will contain low growing native grasses 

to reduce erosion and help filter the stormwater. 

 

Light poles will be installed around the commercial truck trailer parking spaces, drive aisles and 

the driveway along McKinley Avenue.  According to the Photometric Plan (Attachment 5), 

lighting level is spread throughout the project site, including parking areas, drive aisles and the 

driveway along McKinley Avenue.  The project is conditioned to prevent lighting from spilling 

onto adjacent properties, including the residential property to the east. 

 

Findings 

Pursuant to Chapter 17.100, in taking action on a proposed Site Plan, the Planning Commission 

shall make certain findings contained in Section 17.100.050 of the Lathrop Municipal Code 

(LMC).  The findings are re-stated below and include: 

 

1. That the site plan complies with all applicable provisions of this chapter; 

 

2. That the site improvements listed (a. through i.) are so arranged that traffic congestion is 

avoided and that pedestrian and vehicular safety and welfare are protected, and there will 

not be adverse effect on surrounding property; 

 

3. Proposed lighting is so arranged as to deflect the light away from adjoining properties; 

 

4. The adequate provision is made to reduce adverse or potentially adverse environmental 

impacts to acceptable levels. 

 

Staff has reviewed each of the findings presented above.  As discussed in the Analysis Section 

above, staff finds that the proposed project has been designed or is otherwise conditioned so that 

the use is compatible with surrounding land uses and will not be detrimental to the health, safety 

or general welfare of the City. 
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General Plan and Zoning Consistency 

As currently designed and conditioned, the project is a reasonable request that is consistent with 

the goals and policies of the General Plan and will comply with the requirements of the Zoning 

Ordinance upon development.  

 

Conditions of Approval 

Planning staff routed the project plans on July 2, 2020 (1st Referral) and September 2, 2020 (2nd 

Referral) to the Building Division, Public Works, Lathrop-Manteca Fire District, and Lathrop 

Police Services and various non-City agencies to ensure compliance with applicable codes and 

requirements. 

 

The City received one (1) comment from non-City agencies: San Joaquin Valley Air Pollution 

Control District (SJVAPCD). The SJVAPCD submitted a letter on September 24, 2020 stating the 

Air District’s Rules and Regulations.  As a result, staff developed a consolidated list of conditions 

(Attachment 3) and finds that the proposed project has been properly conditioned to meet the City’s 

standards and requirements. 

 

Public Notice 

The Planning Commission agenda was posted on the City’s website, at the Council Chambers 

bulletin board, and three (3) other locations accessible to the public on May 14, 2021.  As of writing 

this report, no comments were received in favor or against the proposed project. 

 

CEQA REVIEW: 

 

In accordance with Public Resources Code Section 21000 et. Seq. and State CEQA Guidelines 

Section 15000 et. Seq., the City of Lathrop prepared and circulated an Initial Study/Mitigated 

Negative Declaration for a 20-day public review period beginning March 30, 2021 and ending on 

April 19, 2021, that evaluated the potential environmental effects of the proposed project.  It was 

determined that although the proposed project could have a significant effect on the environment, 

required mitigation measures will be implemented to reduce the effects to a less than significant 

level.  Mitigation Measures are incorporated and included as part of the Conditions of Approval 

for the project. 

 

The City received three (3) comments during the 20-day public review period from San Joaquin 

County Multi-Species Habitat & Open Space Plan (SJMSCP), San Joaquin Valley Air Pollution 

Control District (SJVAPCD), and Pacific Gas & Electric (PG&E).  City staff has prepared the 

following responses to these comments: 

 

 SJMSCP – The comment received from SJMSCP regarding the Habitat Plan include the 

SJMSCP requirements and that the project is subject to the SJMSCP.  The comments have 

been incorporated into the IS/MND and Conditions of Approval (Planning #1).  No further 

response to the SJMSCP is needed. 
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 SJVAPCD – the SJVAPCD letter addresses the Air District’s Rules and Regulations.  The 

comment letter states that the project annual emissions from construction and operation 

emissions of criteria pollutants are not expected to exceed the Districts significance 

thresholds.  However, the project is subject to the District’s Rules and Regulations, such 

as District Rules 2010 and 2201 (Air Quality Permitting for Stationary Sources), District 

Rule 9510 (Indirect Source Review), District Regulation VIII (Fugitive PM10 

Prohibitions), and other District rules.  The comments have been incorporated into the 

IS/MND and Conditions of Approval (Planning #2).  No further response to SJVAPCD is 

needed. 

 

 PG&E – The PGE letter states that the proposed improvements do not appear to directly 

interfere with existing PG&E facilities or impact PG&E’s easement rights.  No response is 

required for this comment. 

 

RECOMMENDATION: 

 

Staff recommends the Planning Commission Adopt the following Resolutions: 

 

1. Resolution No. 21-7 adopting the Initial Study and Mitigated Negative Declaration for the 

Sandoval Truck Trailer Parking – Louise Project. 

 

2. Resolution No. 21-8 approving the Site Plan Review for the Sandoval Truck Trailer 

Parking – Louise Project to develop a 147 commercial truck trailer parking facility on a 

6.78-acre parcel, including associated site improvements such as landscaping, lighting, and 

frontage improvements, subject to the attached Conditions of Approval. 
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CITY OF LATHROP 
PLANNING COMMISSION RESOLUTION NO. 21-7 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LATHROP 
ADOPTING THE INITIAL STUDY/MITIGATED NEGATIVE DECLARATION FOR 

THE SANDOVAL TRUCK TRAILER PARKING – LOUISE AVENUE PROJECT    
(SPR-20-73) 

 
WHEREAS, the City of Lathrop Planning Commission held a duly noticed public meeting 

to consider the Sandoval Truck Trailer Parking – Louise Avenue Project pursuant to the Lathrop 
Municipal Code; and 

 
WHEREAS, the subject parcels currently have a Service Commercial (CS) General Plan 

designation, and are located within the Service Commercial (SC) Zoning District; and 
 

WHEREAS, the request is for a Site Plan Review to develop a 147 commercial truck trailer 
parking facility on a 6.78-acre parcel, including associated site improvements such as landscaping, 
lighting, and frontage improvements.; and 

 
WHEREAS the property is located at 2001 E. Louise Avenue (APN: 198-100-19); and 
 
WHEREAS, in accordance with Public Resource Code Section 21000 et. seq. and State 

CEQA Guidelines Section 15000 et. seq., the City of Lathrop prepared and circulated an Initial 
Study and Mitigated Negative Declaration for a 20-day public review period beginning March 30, 
2021 and ending April 19, 2021, that evaluated the potential environmental effects of the proposed 
project; and 

 
WHEREAS, the Planning Commission has independently reviewed the information 

contained in the Initial Study/Mitigated Negative Declaration for the project and any comments 
received during the public review period; and 

 
WHEREAS, the Planning Commission has utilized its own independent judgment in 

adopting the Initial Study/Mitigated Negative Declaration; and 
 
WHEREAS, on the basis of the whole record before the Planning Commission, which is 

documented in the project files of the City of Lathrop Community Development Department, it was 
determined that although the proposed project could have a significant effect on the environment, 
required mitigation measures will be implemented to reduce these effects to a less than significant 
level. Mitigation measures are incorporated and included as part of the Conditions of Approval for 
the project; and 

 
WHEREAS, proper notice of this public meeting was given in all respects as required by 

law; and 
 

WHEREAS, the Planning Commission has reviewed all written evidence and oral testimony 
presented to date.  
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NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Lathrop based on substantial evidence in the administrative record of proceedings and pursuant to its 
independent review and consideration, hereby adopts the Initial Study and Mitigated Negative 
Declaration attached and incorporated by reference herein (Attachment 6 of the May 19, 2021 Staff 
Report), as the appropriate environmental document for the Sandoval Truck Trailer Parking – Louise 
Avenue Project pursuant to CEQA. 
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CITY OF LATHROP 
PLANNING COMMISSION RESOLUTION NO. 21-8 

 
A RESOLUTION OF THE PLANNING COMMISSION OF THE CITY OF LATHROP 

APPROVING A SITE PLAN REVIEW FOR SANDOVAL TRUCK TRAILER PARKING 
– LOUISE AVENUE (SPR-20-73) 

 
WHEREAS, the City of Lathrop Planning Commission held a duly noticed special meeting 

to consider the Site Plan Review request pursuant to the Lathrop Municipal Code; and 
 

WHEREAS, the subject parcels currently have a Service Commercial (CS) General Plan 
designation, and are located within the Service Commercial (SC) Zoning District; and 

 
WHEREAS, the request is for a Site Plan Review to develop a 147 commercial truck trailer 

parking facility on a 6.78-acre parcel, including associated site improvements such as landscaping, 
lighting, and frontage improvements.; and 

 
WHEREAS the property is located at 2001 E. Louise Avenue (APN: 198-100-19); and 
 
WHEREAS, in accordance with Public Resource Code Section 21000 et. seq. and State 

CEQA Guidelines Section 15000 et. seq., the City of Lathrop prepared and circulated an Initial 
Study and Mitigated Negative Declaration for a 20-day public review period beginning March 30, 
2021 and ending April 19, 2021, that evaluated the potential environmental effects of the proposed 
project; and 

 
WHEREAS, on the basis of the whole record before the Planning Commission, which is 

documented in the project files of the City of Lathrop Community Development Department, it was 
determined that although the proposed project could have a significant effect on the environment, 
required mitigation measures will be implemented to reduce these effects to a less than significant 
level. Mitigation measures are incorporated and included as part of the Conditions of Approval for 
the project; and 

 
WHEREAS, proper notice of this public meeting was given in all respects as required by 

law; and 
 
WHEREAS, the Planning Commission has reviewed all written evidence and oral testimony 

presented to date.  
 
NOW, THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 

Lathrop does hereby make the following findings: 
 

1. Site Plan Review Findings.  Pursuant to Section 17.100.050 of the Lathrop Municipal 
Code (LMC), the Planning Commission finds as follows: 

 
a. The proposed Site Plan Review complies with all applicable provisions of 

Chapter 17.100;  
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b. The proposed Site Plan Review is consistent with the site improvements listed in 
Chapter 17.100 (a. through i.) and improvements are such that traffic congestion 
is avoided and pedestrian and vehicular safety and welfare are protected and there 
will not be adverse effects on surrounding properties; 

c. Proposed lighting for the project area is so arranged as to deflect away from 
adjoining properties; and 

d. The proposed Site Plan Review is compatible with surrounding land uses and will 
not be detrimental to the health, safety and general welfare of the City. 

 
2. The Planning Commission finds that the proposed Sandoval Truck Trailer Parking – 

Louise Avenue Project is consistent with the Service Commercial land use goals and 
policies in the City of Lathrop General Plan.  The proposed project complies with all 
applicable provisions and standards for the SC, Service Commercial Zoning designation 
as conditioned. 
 

3. The Planning Commission finds that the requirements and conditions of this resolution 
are reasonable in preserving, protecting, providing for, and fostering the health, safety, 
and welfare of the citizenry in general, and the persons who work in or visit the 
development in particular. 
 

4. The Planning Commission finds that although the proposed project could have a 
significant effect on the environment, required mitigation measures will be implemented 
to reduce these effects to a less than significant level. Mitigation measures are 
incorporated and included as part of the Conditions of Approval for the project. 
 

BE IT FURTHER RESOLVED that the Planning Commission of the City of Lathrop based 
on substantial evidence in the administrative record of proceedings and pursuant to its independent 
review and consideration, does hereby Approve Site Plan Review No. SPR-20-73 subject to the 
Conditions of Approval listed as Attachment #3 of the May 19, 2021 Staff Report, incorporated by 
reference herein. 
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            Attachment 3  

Community Development Department – Planning Division 

Consolidated Conditions of Approval  

May 19, 2021 
 

Project Name: Sandoval Truck Trailer Parking – Louise Avenue 

File Number:  Site Plan Review No. SPR-20-73 

Project Address: 2001 E. Louise Avenue (APN: 198-100-19) 

 
The following list of conditions shall be incorporated into the final construction plans and development phases of the project. 

The list of conditions are not intended to be all-inclusive or a comprehensive listing of all City or district regulations. Please 

note that additional comments and/or conditions may be added pending the response to the comments noted below and/or 

changes to the proposed project. The following comments and conditions of approval are based on the application and 

diagrams submitted on August 17, 2020 (received). 

Approval of this project authorize the construction of a 147 commercial truck trailer parking facility on 

a 6.78-acre site, including associated site improvements such as landscaping, lighting, and frontage 

improvements. 

PLANNING 

 

CEQA Determination 

 

An Initial Study and Mitigated Negative Declaration (IS/MND) was prepared for the Sandoval Truck 

Trailer Parking – Louise Avenue Project to disclose potential significant environmental effects of the 

proposed project and identifies feasible mitigation measures that would reduce the potential significant 

environmental effects to a less than significant level.  The IS/MND was prepared in compliance with the 

California Environmental Quality Act (CEQA). 

 

1. Prior to any ground disturbance, the project shall consult with the San Joaquin County Multi-Species 

Habitat Conservation and Open Space Plan (SJMSCP) for biological coverage, mitigation and 

participation in the plan. Participation in the SJMSCP satisfies requirements of both the State and 

Federal endangered species acts, and ensures that the impacts are mitigated below a level of 

significance in compliance with the California Environmental Quality Act (CEQA). 

2. The applicant shall coordinate with the San Joaquin Valley Air Pollution Control District to comply 

with District rules and regulations including but not limited to Rule 9510, Indirect Source Review. 

The applicant shall provide proof of compliance prior to permit issuance. 

3. With the exception of storage of commercial truck trailers, outdoor storage is prohibited, unless 

otherwise reviewed and approved by the Planning Division. 

4. The project shall comply with all applicable site development provisions contained in the Lathrop 

Municipal Code including but not limited to parking, lighting, landscaping, etc. 

 

City 

lof 
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5. The applicant shall submit appropriate plans to the Building Department for plan check and building 

permit. Final site plan, floor plan, elevation, landscaping and irrigation, exterior lighting and site 

improvement plans and details, etc. shall be reviewed and approved by the Planning Division. Any 

significant change or modification to the approved plan is subject to review and approval by the 

Community Development Director. 

6. Landscaping and irrigation must be consistent with the City’s Water Conservation Requirements 

(LMC 17.92.060) and the State Water Efficient Landscape Ordinance (AB 1881). Provide a water 

efficient landscape worksheet with water budget calculations identifying the water allowance and 

estimated water use. 

7. The entire site including landscaping areas shall be maintained in a healthy, weed free condition. 

8. If provided, the trash enclosures shall have three solid walls, a metal gate and covered roof. Details 

and/or alternative designs shall be subject to review and approval of the Planning, Building and 

Public Works Department. The trash enclosure design, material and color shall match or compliment 

the main building. 

9. Any building or parking area illumination including security lighting, shall be arranged to reflect 

away from adjoining properties.   

10. A final site lighting photometric plan with detailed specifications of all lighting fixtures, poles, and 

wall packs as well as a manufacture’s catalogue sheet containing photometric data, shall be submitted 

with Building Permits for City review and approval. Parking lots, driveways, trash enclosure/areas 

shall be illuminated during the hours of darkness with a minimum maintained one foot-candle of 

light and an average not to exceed four foot-candles of light. The illumination shall not exceed ten 

(10) foot-candles in any one location. 

11. Sign Design Permit for any exterior signs shall be submitted to the Planning Division for review and 

approval prior to installation. All signage must be in accordance with the applicable standards of the 

Lathrop Municipal Code. 

12. Bicycle parking shall be installed consistent with Chapter 17.76.120 of the LMC if building is 

constructed and passenger vehicle parking is provided. 

13. Unless otherwise specified, all conditions of approval shall be reflected in project construction 

drawings / improvement plans prior to the issuance of any Building Permits. 

14. The Site Plan shall expire thirty-six (36) months from the date of approval unless a time extension is 

granted consistent with the policies and procedure of the Lathrop Municipal Code. Prior to the 

expiration, a building permit must be issued and construction is commenced and diligently pursued 

toward completion of the site or structures. 

15. The City of Lathrop may conduct annual and or spot inspections to ensure that required site 

improvements and conditions are being complied with and maintained. 

 

BUILDING 

 

1. All construction shall comply with the most recent adopted City and State building codes, currently: 

2019 California Building Code 

2019 California Residential Code 

2019 California electrical Code 

2019 California Mechanical Code 

2019 California Plumbing Code 

2019 California Fire Code 

2019 California Green Code 
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2. Special Inspections – As indicated by California Building Code Section 1704, the owner shall 

employ one or more special inspectors who shall provide special inspections when required by CBC 

section 1704.  Please contact the Building Division at time of plan submittal to obtain application for 

special inspections. 

3. The Title Sheet of the plans shall include: 

Occupancy Group 

Occupant Load 

Description of use 

Type of Construction 

Height of Building 

Floor area of building(s) and/or occupancy 

group(s) 

4. School impact fees shall be paid prior to permit issuance. 

5. Dimensioned building setbacks and property lines, street centerlines and between buildings or other 

structures shall be designed on plot plan. 

6. All property lines and easements must be shown on plot plan.  A statement that such lines and 

easements are shown is required. 

7. The project design will conform with energy conservation measures articulated in Title 24 of the 

California Code of Regulations and address measures to reduce energy consumption such as flow 

restrictors for toilets, low consumptions light fixtures, and insulation and shall use to the extent 

feasible draught landscaping. 

8. A design professional will be required at time of construction drawings, to prepare plans for proposed 

improvements per the Business and Professions’ Code. 

9. Public and private site improvements shall be designed in accordance with the Americans with 

Disabilities Act and Chapter 11B of the California Building Code.  Site plan shall include a site 

accessibility plan identifying exterior routes of travel and detailing running slope, cross slope, width, 

pedestrian ramp, curb ramps, handrails, signage and truncated domes.  Path of travel shall be 

provided from the public right of way and accessible parking to building.  The design professional 

shall ensure that the site accessibility plan is compliance with the latest Federal and State regulations. 

10. A Site Accessibility Plan shall be required as the attached policy from the link below. 

https://www.ci.lathrop.ca.us/sites/default/files/fileattachments/building_division/page/1651/site_ac

cessiblity_plan_requirements_3-17-20.pdf    

 

PUBLIC WORKS  

 

1. Sewer  

a. The project includes truck parking and storage without any buildings; therefore, no sewer 

connection is required at this time.  A sewer lateral from the existing sewer main in E. Louise 

Avenue shall be installed and extend to the back of the sidewalk to accommodate future 

connection. 

 

 

 

 

https://www.ci.lathrop.ca.us/sites/default/files/fileattachments/building_division/page/1651/site_accessiblity_plan_requirements_3-17-20.pdf
https://www.ci.lathrop.ca.us/sites/default/files/fileattachments/building_division/page/1651/site_accessiblity_plan_requirements_3-17-20.pdf
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2. Potable Water 

a. Applicant shall be required to connect to the water utility for irrigation and pay all applicable 

connection fees. All groundwater wells on site shall be abandoned under a permit from San 

Joaquin County prior to connecting potable water to the site.  If the existing well serves an 

adjacent parcel and therefore cannot be abandoned at this time, the applicant shall establish 

and record a reciprocal utility easement and agreement.  

3. Storm Drain 

a. There is no storm drain utility available at this time. All storm water shall be retained onsite 

in a retention pond sized per the City of Lathrop Design and Construction Standards. 

b. When the storm drain utility becomes available, the site shall be required to connect to the 

storm drain utility and pay all applicable connection fees. 

4. Storm Water – Construction 

a. Project is greater than one acre; applicant shall complete a SWPPP and submit to City for 

review and approval.  The WDID number shall be shown on the plans.  

5. Solid Waste 

a. No trash enclosure is required unless the project is expected to produce enough trash to 

require an on-site dumpster.  If a dumpster is to be utilized, a trash enclosure shall be 

constructed and consist of three solid walls, the fourth wall with a gate and a roof.  

6. General Comments 

a. Applicant shall retain the services of a California licensed civil engineer to design the utility 

plans for sewer, water storm drain lines and systems. 

b. Applicant shall insure that all off-site and on-site improvements comply with City Standards. 

c. The parking areas and drive isles on site shall be paved with asphalt concrete.  

d. Hydrology and hydraulic calculations and plans for on-site storm water system shall be 

submitted to the City for review and approval. 

e. The Applicant shall execute a maintenance agreement for all onsite storm water quality 

treatment devices, swales and/or ponds. 

f. The project shall comply with the Multi-Agency Post Construction Stormwater Manual. 

g. Applicant shall install as part of their onsite improvement all necessary Best Management 

Practices (BMP’s) for post construction in accordance with City guidelines and standards.  

The BMP’s must be in place prior to final occupancy. 

h. Applicant shall underground all existing and new overhead utilities on both sides of the 

frontage street in compliance with the Lathrop Municipal Code. Overhead power lines in 

excess of 34.5 KVA are not required to be undergrounded.   

i. Applicant shall be required to install full street frontage improvements including but not 

limited to curb, gutter, sidewalk, street lights, hydrants, asphalt concrete paving, striping, 

commercial driveways and landscaping. The extent of paving shall include one half ultimate 

street width.  Applicant shall submit the off-site plans for approval along with the applicable 

plan check and inspection fees.   

j. Any driveway access to E. Louise Avenue shall be right-in right-out only.  
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k. The Applicant shall obtain an encroachment permit and bond for all offsite work. 

l. The Applicant shall dedicate all right-of-way (ROW) necessary for the ultimate ROW width 

of E. Louise Avenue.  A 10-foot public utility easement (PUE) shall also be dedicated along 

all ROW frontages. 

m. Applicant shall pay all appropriate fees including but not limited to Levee Impact Fee, Capital 

Facilities Fees, and Plan Check and Inspection Fees. 

n. A geotechnical report shall be submitted for the project, which includes groundwater 

elevations, percolation rates for retention basins, soil compaction requirements, and 

recommendations for asphalt paving. 

o. Grading and other construction activities that may cause dust shall be watered to control dust 

at the City Engineer’s direction.  A water vehicle shall be available for dust control operations 

at all times during grading operations.  The adjacent public street shall be kept free and clean 

of any project dirt, mud, materials, and debris. 

 

LATHROP-MANTECA FIRE DISTRICT (LMFD) 

 

1. The project must conform to the appropriate edition of the California Fire Code (currently the 2019 

edition) and all related standards. 

2. Permits shall be obtained from the fire code official. Permit(s) and fees, shall be paid prior to issuance 

of any and/or all permits. Issued permits shall be kept on the premises designated therein at all times 

and shall be readily available for inspection by the fire code official. (Permits are to be renewed on 

an annual basis) 

3. Fire Department Development Fees for all new buildings must be paid in accordance with the City 

of Lathrop's Ordinance and Resolutions adopting the fee schedule. 

4. Approved vehicle access for firefighting shall be provided to all construction or demolition sites. 

Vehicle access shall be provided to within 100 feet (30 480 mm) of temporary or permanent fire 

department connections. Vehicle access shall be provided by either temporary or permanent roads, 

capable of supporting vehicle loading under all weather conditions. Vehicle access shall be 

maintained until permanent fire apparatus access roads are available. 

5. The Fire Department Fire Access Roads shall meet the requirements established by the San Joaquin 

County Fire Chief's Association. 

6. Where access to or within a structure or an area is restricted because of secured openings or where 

immediate access is necessary for life-saving or fire-fighting purposes, a key box is required to be 

installed in an approved location. Please note that a separate key box will be required for each of the 

two access points. The key box shall be of an approved type and shall contain keys to gain necessary 

access as required by the fire code official. In addition to key box(es), any automatic gates shall have 

Opticom access ability to provide necessary access for emergency apparatus. 

10. Where a portion of the facility or building hereafter constructed or moved into or within the 

jurisdiction is more than 400 feet (122 m) from a hydrant on a fire apparatus access road, as 

measured by an approved route around the exterior of the facility or building, on-site fire hydrants 

and mains shall be provided where required by the fire code official. 

11. Other fire & life safety requirements may be required at time of building plan review. 



6 of 6 | P a g e  
 

12. Final approval is subject to field inspections. Minimum 48-72-hour notice required prior to any 

life-safety fire inspections. Other conditions may apply at time of inspections and are subject to 

correction. 

 

LATHROP POLICE SERVICES (LPS) 

 

1. All conditions are subject to approval by both the Police Chief and Fire Chief collaboratively.   

2. Applicant shall install recording security camera system that is maintained and accessible to LPS.  

3. EVA may be required to allow adequate space for emergency vehicles. 

4. Applicant shall install dedicated lighting in the drive access and properly maintain it. All lighting 

must comply with minimum average 6ft. Candlepower at 30” from ground. 

5. All landscaping shall comply with standard Crime Prevention Through Environmental Design 

(CPTED) recommendations: 

a. Maintain natural visible surveillance to building from parking lot and street. 

b. Plants taller than 8 feet in height shall be trimmed up 4 feet from ground. 

c. Plants lower than 8 feet in height shall be trimmed to allow ground level surveillance. 

 

ADMINISTRATIVE SERVICES 

 

1. By exercising this approval, the applicant hereby agrees to indemnify, hold harmless and defend the 

City, its officers, agents, elected and appointed officials, and employees, from any and all liability or 

claims that may be brought against the City arising out of its approval of this Site Plan Review, to 

the fullest extent permitted by law. 
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Wong Engineers, Inc. 
4578 Feather River Dr., Suite A                       Zachary C. Wong P.E., P.L.S. 
Stockton, California 95219                                                 

(209) 476 - 0011 

 

Sandoval Rental Properties 

Project Description 

 

August 17, 2020 

Project Location 

2001 E. Louise Ave. 

Lathrop, CA 95330 

APN: 198-100-19 

 

The site is located east of McKinley Avenue. North and northwest of the project site are 

industrial properties, commercial properties to the east and southwest, and residential at 

the southeastern corner. 

 

Existing Site Conditions 

The property is 6.78 acres of flat land with few existing trees, small areas of pavement 

and concrete that will be removed, and a well on the western side that services the 

commercial property on the southwestern side.  

 

Proposed Project 

The project proposes to develop the entire site into a truck trailer parking lot. There will 

be 147 (12' x 53') truck parking spaces and a retention pond incorporated with more 

than enough capacity to contain storm water runoff on-site and from the adjacent street. 

A 10 foot minimum landscape strip will be installed along the perimeter of the property. 

The landscape area located west of the driveway will have a concrete walkway to 

provide access from the sidewalk and parking lot. There will be an 8 feet tall, 51 feet 

long masonry wall constructed on the southeastern to border the residential area.  

Operations  

At this time, Sandoval Rental Properties has yet to find a tenant for subject property but 

the operations will mirror Sandoval’s second proposed truck trailer parking lot project 

over at 16091 McKinley Avenue, Lathrop, CA.  

 

The company leasing the property will only use it as an overflow yard to store empty 

truck trailers. The first 2 weeks of the lease, a truck will be dropping off empty trailers for 

storage and during the final 2 weeks of the lease, hauling all the trailers off the lot. Since 

the parking lot will be used as an overflow yard by the third party vendor, minimal 

activity will ensue between the first and last 2 weeks of the lease in terms of dropping 

off and picking up trailers. The trailers will be stored in the parking lot for months at a 
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time. During the holiday seasons, there will be less trailers stored at the parking lot due 

to increase usage by the third party vendor therefore minimal activity on-site. 

 

The gate to the parking lot will be open access with no employees on the premises long 

term. The parking lot is exclusive to truck trailers only so no employees and customers 

will be conducting businesses onsite. Truck drivers will drop off or pick up trailers only 

and will leave the property thereafter. 

 

Construction Schedule 

In terms of scheduling, this will be decided based on approvals. 
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Environmental Initial Study 
March 30, 2021 

 
 
Project Title:  Sandoval Truck Trailer Parking – E. Louise Avenue (SPR-20-73) 
 
Lead Agency:   City of Lathrop  

 Community Development Department 
 390 Towne Center Drive 
 Lathrop, CA 95330 

                           
Contact Person:  David Niskanen, Contract Planner 

 (209) 941-7297 
          
Project Location:   2001 E. Louise Avenue (APN: 198-100-19) 
 
Applicant:    Rafael Sandoval 
   16351 S. McKinley Avenue 
   Lathrop, CA 95330 
 
Property Owners:  Rafael Sandoval 
   16351 S. McKinley Avenue 
   Lathrop, CA 95330 
 
General Plan:   Service Commercial (SC) 
 
Zoning:    Commercial Service (CS) 
 
Project Description:  
The proposed project involves the construction of a commercial truck trailer parking facility that 
includes 147 truck trailer parking spaces on a 6.78-acre site.  Access to the proposed project is 
provided via E. Louise Avenue.  The proposed project does not include any proposed buildings.  
The truck trailer parking spaces are twelve (12) feet by fifty-two (52) feet and are to be utilized to 
store commercial truck trailers. 
 
According to the applicant, the project site will be utilized as an overflow property to store empty 
truck trailers.  The property will be leased to a company that will drop off empty trailers for long-
term storage.  As such, minimal activity is expected between the first and last two (2) weeks of 
the lease in terms of dropping off and picking up trailers.  During the holidays, there will be less 
trailers stored at the parking lot due to increase usage by vendors.  No employees are 
anticipated on-site.  Truck drivers will drop off or pick-up trailers only and will leave the property 
thereafter. 
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The applicant proposes to modify the existing six (6) foot high chain-link fence that is along the 
perimeter of the property with privacy vinyl slats.  An eight (8) foot tall masonry wall will be 
installed along the south eastern portion of the project site, adjacent to an existing single-family 
residence east of the project site. 
 
A chain-link fence gate will be installed and is setback from the right-of-way of E. Louise Avenue 
by seventy-two (72) feet.  The gate will be open access and utilized throughout the year.   
 
Stormwater is to be retained on-site via a stormwater retention basin, located in the northern 
portion of the project site.  A series of stormdrain lines will be installed throughout the project 
site to convey stormwater from the paved surface areas to the stormwater retention basin.  A 
water line will be installed to the site for the purposes of landscape irrigation.  No sewer line will 
be installed as no buildings are proposed.   
 
Landscaping is proposed primarily along the border of the project site, including a 10’ landscape 
buffer between the off-street parking areas and the property line as well as landscaping along E. 
Louise Avenue.  The total amount of landscaping represents 1.19-acre of site project site or 
eighteen (18) percent of the project site.   
 
Surrounding Land Uses and Setting:  The project site is located within a mostly 
developed/urban industrial and commercial area.  Specifically, the project site is bounded by 
industrial uses to the north, east, and south and existing service oriented commercial uses to 
the west (i.e. storage of trailers, portable offices, etc.  The project site has a General Plan Land 
Use Designation of Service Commercial (SC) and is within the Service Commercial (CS) Zoning 
District.  The following table shows the General Plan Land Use Designations and Zoning 
Districts of surrounding properties: 
 

Adjacent Properties General Plan Land Use 
Designation 

Zoning District 

North Service Commercial (CS) Service Commercial (CS) 

East Light Industrial (IL) Light Industrial (LI) 

South Service Commercial (CS) Service Commercial (SC) 

West Service Commercial (CS) Service Commercial (SC) 

 
The property is 6.78-acres in size with a relatively flat topography.  The project site includes 
vegetation (natural grasses, trees, and shrubs) that are to be removed as part of the 
development of the proposed project.   
 
Historically, the site has been used as an outdoor storage yard for commercial vehicle trailers 
and more recently, modular temporary office trailers.  In this regard, the City approved Site Plan 
Review No. SPR-15-91 for the construction of an outdoor storage yard for storing modular 
temporary office trailers.  Currently, the site is vacant and is no longer used as outdoor storage.   
 
Other Public Agencies Whose Approval is Required  
No other agencies are involved in the approval process. 
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Have California Native American Tribes Traditionally and Culturally Affiliated with the Project 
Area Requested Consultation Pursuant to Public Resources Code Section 21080.3.1?  If so, is 
there a plan for consultation that includes, for example, the determination of significance of 
impacts to tribal cultural resources, procedures regarding confidentiality, etc.? 
 
Consultation letters were sent to the Buena Vista Rancheria, the Northern Valley Yokuts, and 
the California Valley Miwok Tribe on September 3, 2020.  No response to these letters has been 
received to date.  The thirty (30) day consultation period ended on Monday, October 5, 2020.
 
 
Figure 1 – Vicinity Map 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Sandoval Truck Trailer Parking – E. Louise Avenue IS/MND           March 2021 

 

Page 4 of 62 

 

Figure 2 – Project Plans 
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Figure 2 – Project Plans 
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Figure 2 – Project Plans 
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Figure 2 – Project Plans 
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Figure 2 – Project Plans 
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SUMMARY OF MITIGATION MEASURES 
 
The following is a summary of the mitigation measures identified within this Initial 
Study/Mitigated Negative Declaration (IS/MND).  For detailed description regarding the potential 
impacts of the proposed project, please refer to the Environmental Checklist presented below: 
 
Air Quality: 
 

Mitigation Measure AIR-1: The Project Applicant shall implement a Dust Control Plan, 
Best Performance Standards (BPS), and an Indirect Source Review (ISR) as part of the 
project construction and operation.  In addition, the Applicant shall obtain approval from 
the SJVAPCD of an Air Impact Assessment in accordance with Rule 9510 (as required 
under SJVAPCD Regulation VIII and IX), prior to issuance of any construction permits.  
All requirements of the Air Impact Assessment shall be implemented as part of the 
project construction and operation. 

 
Biological Resources: 
 

Mitigation Measure BIO-1: The project shall participate in and obtain coverage under 
the San Joaquin County Multi-Species Habitat Conservation and Open Space Plan 
(SJMSCP).  Any applicable fees identified by the SJMSCP per acre of coverage shall be 
paid prior to the initiation of any site disturbance, and written verification shall be 
provided to the City of Lathrop.  Prior to ground disturbance, the project applicant shall 
adhere to applicable SJMSCP provisions to mitigate for any proportionate loss of 
potential wildlife habitat from the project site by implementing any Incidental Take 
Minimization Measures identified by the San Joaquin Council of Governments pursuant 
to applicable provisions of the SJMSCP. 

 
Cultural Resources: 
 

Mitigation Measure CUL-1: if buried cultural or paleontological resources are 
inadvertently discovered during ground-disturbing activities, work shall be stopped within 
100 feet of the find until a qualified archaeologist or paleontologist can assess the 
significance of the find.  If necessary, the archaeologist or paleontologist will develop 
appropriate treatment measures in consultation with the City of Lathrop Department of 
Public Works and Community Development Department, and other agencies as 
appropriate, which shall be implemented during project construction.  Prior to 
construction, construction personnel shall receive a brief “tailgate” training by a qualified 
archaeologist in the identification of paleontological resources and buried cultural 
resources, including human remains, and protocol for notification should such resources 
be discovered during construction work. 
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EVALUATION OF ENVIRONMENTAL FACTORS: 

     
 
I.  AESTHETICS – Except as provided in Public 
Resources Code Section 21099, would the project: 
     

 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     
a)  Have a substantial adverse effect on a scenic              

vista? 
        

    

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

          

    

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

         

    

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

    

 
Existing Setting 
Currently, the project site is vacant and undeveloped.  As discussed in the Project Description, 
the site was utilized as an outdoor storage yard for commercial vehicle trailers and more 
recently, modular temporary office trailers.  Generally, the site is located within an urbanized 
industrial and service commercial area.  Commercial truck and trailer storage yard uses are 
located to the north, an industrial warehouse to the east, commercial truck storage and 
dealership uses to the south, and commercial uses to the west.  Per the California Scenic 
Highway Mapping System, the project site is not located near a State Scenic Highway. 
 
Impacts Discussion 
(a-d) The project area is located in an urban setting which is surrounded by mostly developed 
industrial and commercial zoned land.  According to the California Scenic Highway Mapping 
System, the closest Officially Designated Scenic Highway is State Route 580, located in west 
San Joaquin County.   
 
The development of the site and area is planned for and anticipated under the City of Lathrop 
General Plan and Municipal Code for Commercial Service Uses.  The proposed use of a truck 
trailer parking facility is consistent with the adjacent properties and surrounding area and is a 
use identified as a permitted use within the Service Commercial Zoning District.  Light sources 
associated with the proposed project include site lighting.   
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Lighting sources are required to be consistent with the City’s Municipal Code, including Section 
17.76.030, which requires parking lots, driveways, trash enclosure/areas to be illuminated 
during the hours of darkness with a minimum maintained one foot-candle of light and an 
average not to exceed four (4) foot-candles of light.  Additionally, the Municipal Code requires 
parking lot lighting to be deflected away from abutting sites so as to not cause annoying glare to 
such sites.  
 
The proposed project site is adjacent to one (1) existing single-family residence, located to the 
south-east of the proposed project.  The proposed project will include the development of a 
truck trailer parking facility and include associated site improvements such a lighting along 
drive-ways and parking areas.  However, the project is required to shield and deflect lighting 
away from abutting sites, including the adjacent residential use.  Additionally, an eight (8) tall 
masonry wall will be construction along the property line of the adjacent property, which may 
provide additional shielding from site and vehicle lighting.  Therefore, the proposed project will 
have a Less Than Significant Impact. 
 
Mitigation Measures 
No Mitigation Measures are required. 
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II. AGRICULTURE AND FORESTRY RESOURCES - 
In determining whether impacts to agricultural 
resources are significant environmental effects, lead 
agencies may refer to the California Agricultural Land 
Evaluation and Site Assessment Model (1997) 
prepared by the California Dept. of Conservation as 
an optional model to use in assessing impacts on 
agriculture and farmland. In determining whether 
impacts to forest resources, including timberland, are 
significant environment effects, lead agencies may 
refer to information complied by the California Dept. of 
Forestry and Fire Protection regarding the state’s 
inventory of forest land, including the Forest and 
Range Assessment Project and the Forest Legacy 
Assessment project; and forest carbon measurement 
methodology provided in Forest Protocols adopted by 
the California Air Resources Board.  Would the 
project: 
         

 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

 

      
a)  Convert Prime Farmland, Unique Farmland, or 

Farmland of Statewide Importance (Farmland), as 
shown on the maps prepared pursuant to the 
Farmland Mapping and Monitoring Program of the 
California Resources Agency, to non-agricultural 
use? 

         

    

b)  Conflict with existing zoning for agricultural use, or 
a Williamson Act contract? 

         

     

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

          

     

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

         

     

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

 

     

 
Existing Setting 
Currently, the project site is vacant and undeveloped.  As discussed in the Project Description, 
the site was utilized as an outdoor storage yard for commercial vehicle trailers and more 
recently, modular temporary office trailers.   
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Generally, the site is located within an urbanized industrial and service commercial area.  
Commercial truck and trailer storage yard uses are located to the north, an industrial warehouse 
to the east, commercial truck storage and dealership uses to the south, and commercial uses to 
the west.  The southern portion of the project site is paved along E. Louise Avenue in 
association with the previous use (outdoor storage).   
 
Impacts Discussion 
(a-e) The proposed project site is planned and designated on the Lathrop General Plan for 
service commercial uses.  Although the project site is vacant and undeveloped, the site is not 
used for agricultural purposes.  Historically, the project site as used for outdoor storage of 
commercial vehicle trails and modular temporary office trailers.   
 
According to the Department of Conservation Farmland Mapping and Monitoring Program, the 
site is identified as Semi-Agricultural and Rural Commercial Land (Dept. of Conservation, 2016).  
Semi-Agricultural and Rural Commercial Land is described as farmsteads, agricultural storage 
and packing sheds, unpaved parking areas, composting facilities, equine facilities, firewood lots, 
and campgrounds.   The property is not under a Williamson act Contract and does not involve 
the rezoning of forest land or conversation of forest land to non-forest use.  The proposal 
involves the construction of a commercial truck parking facility that includes 147 truck trailer 
parking spaces on a 6.78-acre site.  The proposal does not include the conversion of important 
farmland as designated by the Department of Conservation or by the City’s General Plan – the 
site has historically been used as an outdoor storage yard for commercial vehicle trails and 
more recently, modular temporary office trailers.  Therefore, the proposed project will have a 
Less Than Significant Impact. 
 
Mitigation Measures 
No Mitigation Measures are required. 
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III. AIR QUALITY - Where available, the significance 
criteria established by the applicable air quality 
management or air pollution control district may be 
relied upon to make the following determinations.  
Would the project: 

 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     

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

          

    

b)   Result in a cumulatively considerable net increase 
of any criteria pollutant for which the project region 
is non-attainable under an applicable federal or 
state ambient air quality standard? 

         

    

c)   Expose sensitive receptors to substantial pollutant 
concentrations? 

          

    

d)   Result in other emissions (such as those leading to 
odors) adversely, affecting a substantial number of 
people? 

          

    

 
Environmental Setting 
The project site is located in the City of Lathrop in the northern portion of the San Joaquin 
Valley, a portion of the San Joaquin Valley Air Basin.  The San Joaquin Valley Air Pollution 
Control District (SJVAPCD) has jurisdiction over most air quality matters in the Air Basin.  Both 
the Air Basin and the jurisdiction of the SJVAPCD are comprised of San Joaquin, Stanislaus, 
Merced, Madera, Fresno, Kings and Tulare Counties, and the valley portion of Kern County. 
 
Both the State of California and the federal government have established ambient air quality 
standards for criteria air pollutants.  Both ambient air quality standards define clean air, but the 
State has one set of standards, while the federal government has two.  The primary federal 
standards are established to protect the health of the most sensitive individuals.  Federal 
secondary standards set limits to protect public welfare, including protection against decreased 
visibility, damage to animal, crops, vegetation, and buildings.  Both the State and the federal 
government have established standards for six “criteria” pollutants, but the State has 
established standards for additional pollutants.  Table 1 lists the criteria pollutants and the status 
of attainment of the ambient air quality standards for each pollutant by the San Joaquin Valley 
Air Basin. 
 
The San Joaquin Valley Air Basin is designated as non-attainment for ozone.  Ozone is not 
emitted directly into the air, but is formed by a photochemical reaction in the atmosphere.  
Ozone precursors, which include reactive organic gases (ROG) and nitrogen oxides (NOx), 
react in the atmosphere in the presence of sunlight to form ozone.  Ozone is a respiratory irritant 
and an oxidant that increase susceptibility to respiratory infections and can cause substantial 
damage to vegetation and other materials.  The SJVAPCD currently has in place the 2016 Plan 
for the 2008 8-Hour Ozone Standard. 
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The Air Basin is also designated a non-attainment area for respirable particulate matter, a 
mixture of solid and liquid particles suspended in air, including dust, pollen, soot, smoke, and 
liquid droplets.  In San Joaquin County, particulate matter is generated by a mix of rural and 
urban sources, including agricultural activities, industrial emissions, dust suspended by vehicle 
traffic, and secondary aerosols formed by reactions in the atmosphere.  Health concerns 
associated with suspended particulate matter focus on those particles small enough to reach 
the lungs when inhaled; consequently, both the federal and state air quality standards for 
particulate matter apply to particulates 10 microns or less in diameter (PM10) as well as to 
particulates less than 2.5 microns in diameter (PM2.5), which are carried deeper in the lungs.  
Acute and chronic health effects associated with high particulate levels include the aggravation 
of chronic respiratory diseases, heart and lung disease, coughing, bronchitis, and respiratory 
illness in children.  The SVAPCD currently has in place the 2007 PM10 Maintenance Plan and 
the 2015 PM2.5 Plan for compliance with the particulate matter standards. 
 

San Joaquin Valley Attainment Status 

Pollutant 

Designation/Classification 

Federal Standards State Standards 

Ozone – One Hour No Federal Standard Nonattainment/Severe 

Ozone – Eight Hour Nonattainment/Extreme Nonattainment 

PM 10 Attainment Nonattainment 

PM 2.5 Nonattainment Nonattainment 

Carbon Monoxide Attainment/Unclassified Attainment/Unclassified 

Nitrogen Dioxide Attainment/Unclassified Attainment 

Sulfur Dioxide Attainment/Unclassified Attainment 

Lead (Particulate) No 
Designation/Classification 

Attainment 

Hydrogen Sulfide No Federal Standard Unclassified 

Sulfates No Federal Standard Attainment 

Visibility Reducing Particulates No Federal Standard Unclassified 

Vinyl Chloride No Federal Standard Attainment 
Source: SJVAPCD, 2020 
https://www.valleyair.org/aqinfo/attainment.htm  
 

Carbon monoxide (CO) is an odorless, colorless gas that is highly toxic.  It is formed by the 
incomplete combustion of fuels and is emitted directly into the air, unlike ozone.  The main 
source of CO in the San Joaquin Valley is on-road motor vehicles.  High CO concentrations 
occur in areas of limited geographic size, sometime referred to as “hot spots”, which are 
ordinarily associated with areas of highly congested traffic.  A State Implementation Plan for 
carbon monoxide has bene adopted by the California Air Resources Board (ARB) for the entire 
state. 
 
In addition to the criteria pollutants, the ARB has also identified other air pollutants as toxic air 
contaminants (TACs) – pollutants that are carcinogenic (i.e. cause cancer) or that may cause 
other adverse short-term or long-term health effects.  Diesel particular matter, considered a 
carcinogen, is the most common TAC, as it is a product of combustion in diesel engines.  Other 
TACs are less common and are typically associated with industrial operations. 
 
 
 
 

https://www.valleyair.org/aqinfo/attainment.htm
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The SJVAPCD regulations are potentially applicable to the project are summarized below. 
 
 Regulation VIII (Fugitive Dust PM10 Prohibitions) 
 

Rules 8011-8081 are designed to reduce PM10 emissions (predominantly dust/dirt) 
generated by human activity, including construction and demolition activities, road 
construction, bulk materials storage, paved and unpaved roads, carryout and track out, 
landfill operations, etc. 
 
Rule 4101 (Visible Emissions) 
 
This rule prohibits emissions of visible air contaminants to the atmosphere and applies to 
any source operation that emits or may emit air contaminants. 
 
Rule 9510 (Indirect Source Review) 
 
Rule 9510, also known as the Indirect Source Rule, is intended to reduce or mitigate 
construction and operational emissions of NOx and PM10 generated by new 
development, either directly and/or by payment of off-site mitigation fees.  Construction 
emissions of NOx and PM10 exhaust must be reduced by 20% and 45% respectively.  
Operational emissions of NOx and PM10 must be reduced by 33.3% and 50%, 
respectively.  Rule 9510 applies to projects that equal or exceed 9,000 square feet of 
disturbed area; therefore, the proposed project would be subject to this rule. 

 
Additionally, the SJVAPCD has developed a Guide for Assessing and Mitigating Air Quality 
Impacts (GAMAQI), dated March 19, 2015, which identifies separate thresholds for use in 
analyzing projects within the San Joaquin Valley area to evaluate potentially significant impacts.  
The City of Lathrop utilizes the SJVAPCD Guide to determine impact significance based on the 
following significant criteria: 
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Impacts Discussion 
(a) Implementation of Mitigation Measure AIR-1 below would result in the Project being 
consistent with SJVAPCD rules and regulations.  SJVAPCD’s rules to reduce emission 
consistent with the State Implementation Plan commitments would apply based on the applicant 
Rules 9510 (Indirect Source Review) of Regulation IX and Rules 8021, 8031, 8041, 8051, 8061 
and 8071 of Regulation VIII.  Compliance with the SJVAPCD requirements ensures that there 
will be no significant air quality impacts.  With implementation of Mitigation Measure AIR-1, the 
project will have a Less Than Significant Impact with Mitigation Incorporated.   
 
The City received a letter from SJVAPCD on September 24, 2020 stating that based on 
information provided to the District, Project specific annual emissions from construction and 
operation emissions of criteria pollutants are not expected to exceed any of the following District 
significance thresholds: 100 tons per year of carbon monoxide (CO), 10 tons per year of oxides 
of nitrogen (NOx), 10 tons per year of reactive organic gases (ROG), 27 tons per year of oxides 
of sulfur (SOx), 15 tons per year of particulate matter of 10 microns or less in size (PM10), or 15 
tons per year of particulate matter of 2.5 microns or less in size (PM2.5). 
 
(b-d) As noted in (a) above, project operational emissions would not exceed SJAVPCD’s 
significance thresholds.  Future attainment of federal and State ambient air quality standards is 
a function of successful implementation of SJVAPCD’s attainment plans.  Consequently, the 
application of significance thresholds for criteria pollutants is relevant to the determination of 
whether a project’s individual emissions would have a cumulatively significant impact on air 
quality.  Pursuant to the SJVAPCD’s guidance, if project-specific emissions would be less than 
the thresholds of significance for criteria pollutants, the project would not be expected to result 
in a cumulatively considerable net increase in any criteria pollutant for which the SJVAPCD is in 
nonattainment under applicable federal or State ambient air quality standards.  Therefore, 
cumulative impacts on air quality is considered Less Than Significant. 
 
“Sensitive receptors” refer to those segments of the population most susceptible to poor air 
quality (i.e., children, the elderly, and those with pre-existing serious health problems affected 
by air quality).  Land uses where sensitive individuals are most likely to spend time also may be 
called sensitive receptors; these include schools and school yards, parks and playgrounds, 
daycare centers, nursing homes, hospitals, and residential communities.  Emissions of 
pollutants, including TACs, in sufficient concentrations and in close proximity to sensitive 
receptors, could have adverse health impacts.  There are two (2) existing residential single-
family homes with the project vicinity, to the south-east adjacent to the project site 
(approximately 31 feet from the project site) and to the west along McKinley Avenue 
(approximately 378 feet from the project site).  However, construction emission is expected to 
be temporary in nature and not expected to be a significant impact to sensitive receptors in the 
area.  As noted in (a) above, project operational emissions would not exceed SJVAPCD’s 
significance thresholds.  Therefore, impacts to sensitive receptors is considered Less Than 
Significant. 
 
The project would result in localized odors during construction, mainly from equipment 
emissions, but they would not have any substantial or long-lasting adverse effect on people, 
particularly given that construction activities would be temporary.  Project operations, consisting 
of the storage of commercial vehicle trailers would not generate any significant objectionable 
odors.  Emissions of diesel particulate matter, a TAC, would be generated by truck traffic to and 
from the project site.  As discussed in the Project Description, the project site is to be utilized as 
an overflow property to store empty truck trailers.  The property will be leased to a company that 
will drop off empty trailers for long-term storage.   
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As such, minimal activity is expected between the first and last two (2) weeks of the lease in 
terms of dropping off and picking up trailers.  During holidays, there will be less trailers stored at 
the parking lot due to increased use by vendors.  As such, the long-term use of the project site 
is for the storage of empty truck trailers and not expected to have a significant impact as it 
relates to odors or TACs.  Therefore, impacts related to odors is considered Less Than 
Significant. 
 
Mitigation Measures 
Mitigation Measure AIR-1: The Project Applicant shall implement a Dust Control Plan, Best 
Performance Standards (BPS), and an Indirect Source Review (ISR) as part of the project 
construction and operation.  In addition, the Applicant shall obtain approval from the SJVAPCD 
of an Air Impact Assessment in accordance with Rule 9510 (as required under SJVAPCD 
Regulation VIII and IX), prior to issuance of any construction permits.  All requirements of the Air 
Impact Assessment shall be implemented as part of the project construction and operation. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Sandoval Truck Trailer Parking – E. Louise Avenue IS/MND           March 2021 

Page 21 of 62 

 

 
 
IV.  BIOLOGICAL RESOURCES: - Would the project: 

 

 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     

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? 

 

    

b)  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 Wildlife Service? 

         

    

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

          

    

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

 

    

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

 

    

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

    

 
Existing Setting 
Currently, the project site is vacant and undeveloped.  As discussed in the Project Description, 
the site was utilized as an outdoor storage yard for commercial vehicle trailers and more 
recently, modular temporary office trailers.  Generally, the site is located within an urbanized 
industrial and service commercial area.  Commercial truck and trailer storage yard uses are 
located to the north, an industrial warehouse to the east, commercial truck storage and 
dealership uses to the south, and commercial uses to the west.  The southern portion of the 
project site is paved along E. Louise Avenue in association with the previous use (outdoor 
storage).   
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The project site is relatively flat vacant land, which is disked periodically to reduce vegetation.  
There is existing concrete on the southern portion of the site that served as a driveway in past 
outdoor storage operations of modular offices.  The predominant vegetation consists of grasses.  
There are no trees or shrubs on the project site and there are no streams on or near the site.  A 
well building is located along the western portion of the project site. 
 
Special-status species includes plant and/or wildlife species that are legally protected under the 
federal Endangered Species Act, the California Endangered Species Act, or other laws and 
regulations, or are considered rare enough by the scientific community and trustee agencies to 
warrant special consideration.   
 
Waters of the U.S. include navigable waterways, their tributaries, and adjacent wetlands.  More 
specifically, Waters of the U.S. encompass territorial seas, tidal waters, and non-tidal waters, 
along with perennial and intermittent creeks and drainages; lakes, seeps, and springs; emergent 
marshes; riparian wetlands; and seasonal wetlands.  Under Section 404 of the Clean Water Act, 
a permit issued by the U.S. Army Corps of Engineers must be secured prior to the discharge of 
dredged or fill materials into these waters.  The site was inspected for the presence of Waters 
and wetlands; no Waters or wetlands exist on the project site. 
 
The San Joaquin Multi-Species Habitat Conservation and Open Space Plan (SJMSCP) is a 
comprehensive program assessing and mitigating the biological impacts of converting open 
space or biologically sensitive lands to urban development in San Joaquin County, including the 
City of Lathrop.  For the conversion of open space to non-open space uses that affect covered 
plant, fish, and wildlife species, the SJMSCP provides three (3) compensation methods: 
preservation of existing sensitive lands, creation of new comparable habitat on the project site, 
or payment of fees that would be used to secure preserve lands outside the project site.  In 
addition to fee payments, the SJMSCP identifies and requires the developer to abide by 
Incidental Take Minimization Measures, which are protection measures that avoid direct 
development on special-status species.  The San Joaquin Council of Governments (SJCOG) 
implements the SJMSCP on a project-by-project basis. 
 
The City of Lathrop is a participant in the SJMSCP and requires new development to participate 
in the Plan.  The project site is located in a No Fee Zone; nevertheless, the project site would 
still require a biological survey, and the project would be required to implement any Incidental 
Take Minimization Measures recommended by SJCOG. 
 
Impacts Discussion 
(a) The project is in an service commercial and industrial area with substantial existing urban 
development, so the site is not expected to support substantial and wildlife beyond what 
currently exists.  There is no substantial evidence that any special-status species use occurs on 
the project site based on the lack of, or low quality of, habitat, and the urbanized nature of the 
surrounding area. 
 
However, the project will nonetheless be required to participate in the SJMSCP, which would 
reduce or avoid impacts on the two (2) special-status species that could occur – Swainson’s 
hawk and burrowing owl.  Participation in the SJMSCP is required by City policy, since the City 
is an implementing agency, and would be ensured by compliance with Mitigation Measure BIO-
1 below.  Implementation of the mitigation measure would avoid or reduce impacts on special-
status species and other biological resources to a level that would be Less Than Significant 
with Mitigation Incorporated. 
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(b)  There is no riparian habitat on the project site, as there are no streams on or near the 
project site.  No other sensitive habitats were identified.  The project site is located 2.5+ miles to 
the east of the San Joaquin River, the closest easily identifiable riparian habitat.  Therefore, the 
proposed project will have No Impact on these habitats. 
 
(c)  As noted above, there are no streams on or near the project site.  A query of the National 
Wetlands Inventory (https://www.fws.gov/wetlands/), showed that no wetlands or other Waters 
of the U.S. were identified on the project site.  Given the periodic disking of the project site, it is 
unlikely that there are intact wetlands such as vernal pools.  Therefore, the proposed project will 
have a Less Than Significant Impact. 
 
(d)  There are no trees that could support substantial use by migratory birds. Given then 
surrounding urban development, it is unlikely that the project site would be used as a wildlife 
corridor.  As discussed in in (a) above, there is unlikely to be any burrowing own nesting habitat 
due to the periodic disking of the site.  Nevertheless, burrowing owl is one of the species 
covered by the SJMSCP, participation in which is required by the project.  Therefore, project 
impacts on wildlife corridors and nesting sites would be Less Than Significant. 
 
(e)  Lathrop Municipal Code (LMC) Chapter 12.28: Protection of Water Courses contains 
provisions designed to protect water courses.  As there are no water courses on the project site, 
this section would not apply to the project.  There are no other local policies or ordinances 
protecting biological resources that would apply to the project. Therefore, the proposed project 
will have No Impact on local biological requirements. 
 
(f)  As discussed in (a) above, the project would implement Mitigation Measure BIO-1, which 
would require participation in the SJMSCP, including payment of required fees and 
implementation of any applicable Incidental Take Minimization Measures.  No other habitat 
conservation plans apply to the project site.  Therefore, the project would not conflict with 
applicable habitat conservation plans with implementation of mitigation and is considered Less 
Than Significant with Mitigation Incorporated. 
 
Mitigation Measures 
Mitigation Measure BIO-1: The project shall participate in and obtain coverage under the San 
Joaquin County Multi-Species Habitat Conservation and Open Space Plan (SJMSCP).  Any 
applicable fees identified by the SJMSCP per acre of coverage shall be paid prior to the 
initiation of any site disturbance, and written verification shall be provided to the City of Lathrop.  
Prior to ground disturbance, the project applicant shall adhere to applicable SJMSCP provisions 
to mitigate for any proportionate loss of potential wildlife habitat from the project site by 
implementing any Incidental Take Minimization Measures identified by the San Joaquin Council 
of Governments pursuant to applicable provisions of the SJMSCP. 
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V.  CULTURAL RESOURCES - Would the project: 

 
 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     

a) Cause a substantial adverse change in the 
significance of a historical resource as defined in 
§15064.5? 

          

    

b) Cause a substantial adverse change in the 
significance of an archaeological resource pursuant 
to §15064.5? 

          

    

c) Disturb any human remains, including those 
interred outside of formal cemeteries? 

    

 
Existing Setting 
The Lathrop area is within the traditional area of the Northern Valley Yokuts.  A major Yokuts 
village along with other artifacts have been recorded (City of Lathrop 1991).  The City of Lathrop 
was founded in 1870 and was incorporated in 1989.  The Lathrop General Plan EIR identified 
only one (1) historical resources in the Lathrop area – a house on Fifth Street (City of Lathrop 
1991). 
 
Impacts Discussion 
(a)  The project site is surrounded by existing commercial and industrial uses which have been 
developed adjacent to all sides of the project site.  The site is not listed, nor does it contain any 
identified resources which are eligible, or determined to be eligible by the State Historical 
Resources Commission.  Therefore, the proposed project will have No Impact. 
 
(b)  There are no known prehistoric archaeological resources reported on the project site or in 
the immediate vicinity.  However, there is a potential for previously unknown subsurface 
resources are uncovered during project work.  Mitigation Measure CUL-1 is included which 
requires work to be stopped when cultural resources are uncovered until these resources can 
be evaluated by a qualified archaeologist and recommendations made for their proper 
disposition.  Implementation of this Mitigation Measure would reduce cultural resource impacts 
to a level that would be Less Than Significant with Mitigation Incorporated. 
 
(c)  Given periodic disking of the project site, it is unlikely that any intact human burials would be 
encountered.  However, should any human remains be encountered during project construction, 
construction activities could have a potentially significant adverse impact, especially if the 
remains are Native American in origin.  CEQA Guidelines Section 15064.5(e) sets forth 
procedures to be followed should any human remains be uncovered, with special requirements 
for burials determined to be Native American.   
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Should remains be discovered, the County Coroner must determine that the remains are not 
subject to the provisions of Section 27491 of the Government Code or any other related 
provisions of law concerning investigation of the circumstances, manner and cause of any 
death, and the recommendations concerning the treatment and disposition of the human 
remains have been made to the person responsible for the excavation, or designee, in the 
manner provided in Section 5097.98 of the Public Resources Code.  The County Coroner shall 
make the determination within two working days from the time the person responsible for the 
excavation, or designee, notifies the County Coroner of the discovery or recognition of the 
human remains.  If the County Coroner identifies the remains to be of Native American origin, or 
has reason to believe that the remains are those of Native American origin, the County Coroner 
must contact the California NAHC within 24 hours.  The NAHC representative will then alert a 
Native American MLD to conduct an inspection of the site and to determine the following course 
of treatment and action.  Additionally, State CEQA Guidelines Section 15064.5 sets forth a 
procedure if human remains are found on lands outside of federal jurisdiction. 
 
Section 7050.5 of the California Health and Safety Code protects Native American burials, 
remains, and associated grave artifacts in the event that they are discovered in any location 
other than a designated cemetery.  The Code mandates the immediate stop of excavation in the 
site as well as any adjacent or overlying area where the remains or associated item is found, 
and provides for the sensitive disposition of those remains.  Therefore, the project will have a 
Less Than Significant Impact. 
 
 
Mitigation Measures 
Mitigation Measure CUL-1: if buried cultural or paleontological resources are inadvertently 
discovered during ground-disturbing activities, work shall be stopped within 100 feet of the find 
until a qualified archaeologist or paleontologist can assess the significance of the find.  If 
necessary, the archaeologist or paleontologist will develop appropriate treatment measures in 
consultation with the City of Lathrop Department of Public Works and Community Development 
Department, and other agencies as appropriate, which shall be implemented during project 
construction.  Prior to construction, construction personnel shall receive a brief “tailgate” training 
by a qualified archaeologist in the identification of paleontological resources and buried cultural 
resources, including human remains, and protocol for notification should such resources be 
discovered during construction work. 
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VI. ENERGY - Would the project: 

 
 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     
a)  Result in potentially significant environmental 

impact due to wasteful, inefficient, or unnecessary 
consumption of energy resources, during project 
construction or operation? 

        

    

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

    

 
Existing Setting 
Electricity is a major energy source for residences and businesses in California.  In San Joaquin 
County, based upon the most recent information available, San Joaquin County residents 
collectively consumed nearly two (2) million kilowatts (2,000 gigawatts) of electricity in 2017 
(SJCOG).  In 2019, natural gas consumption in San Joaquin County totaled approximately 
259.4 million therms, of which approximately 170.2 million therms were consumed by non-
residential uses and the remainder by residential uses (CEC, 2019). 
 
The State of California has adopted comprehensive energy efficiency standards as part of its 
Building Standards Code, California Code of Regulations, Title 24, Part 6 of Title 24 referred to 
as the California Energy Code.  In 2009, the California Building Standards Commission adopted 
a voluntary Green Building Standards Code, also known as CALGreen, which became 
mandatory in 2011.  CALGreen sets forth mandatory measures, applicable to new residential 
and nonresidential structures as well as additions and alterations, on water efficiency and 
conservation, building material conservation, and interior environmental quality.  It also 
mentions energy efficiency, although CALGreen defers to the Energy Code for actions.  The 
City has adopted the 2019 versions of both the California Energy Code and CALGreen.  
 
Impacts Discussion 
(a)  Project construction would involve fuel consumption and use of other non-renewable 
resources.  Construction equipment used for such improvements typically runs on diesel fuel or 
gasoline.  The same fuels typically are used for vehicles that transport equipment and workers 
to and from a construction site.  However, construction-relate fuel consumption would be finite, 
short-term and consistent with construction activities of a similar character.  This energy use 
would not be considered wasteful, inefficient, or unnecessary. 
 
Electricity may be used for equipment operation during construction activities.  It is expected 
that more electrical construction equipment would be used as part of project construction.  This 
electrical consumption would be consistent with construction activities of a similar character; 
therefore, the use of electricity in construction activities would not be considered wasteful, 
inefficient or unnecessary, especially since fossil fuel consumption would be reduced.   
 
The proposed project does not involve the construction of any buildings.  The proposed project 
includes the construction of a commercial truck trailer parking facility that includes 147 truck 
trailer parking spaces on a 6.78-acre site.   
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Operational impacts to energy consumption would occur with the deliver and pick-up of 
commercial truck trailers, which would occur at an on-going basis.  Overall, project construction 
and operations would not consume energy resources in a manner considered wasteful, 
inefficient, or unnecessary.  Therefore, the proposed project will have a Less Than Significant 
Impact related to energy consumption. 
 
(b)  The City does not have adopted plans for renewable energy or energy efficiency, however, 
the City has adopted the 2019 versions of both the California Energy Code and CALGreen, 
which contain provisions that promote energy efficiency.  The project would be required to 
comply with the applicable requirements of these two codes, which are designed to forward 
State energy conservation goals.  Therefore, project impacts related to energy plans is 
considered Less Than Significant. 
 
Mitigation Measures 
No Mitigation Measures are required. 
 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

     
VII.  GEOLOGY AND SOILS - Would the project:  Less Than   
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Potentially  
Significant 

Impact 

Significant  
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Mitigation 
Incorporated 

 
Less Than 
Significant 

Impact 

 
 

No  
Impact 

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

 

    

ii)  Strong seismic ground shaking?  

 

    

iii) Seismic-related ground failure, including 
liquefaction? 

 

    

iv)  Landslides?  

 

    

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

          

    

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

          

    

d)  Be located on expansive soil, as defined in Table 
18-1-B of the Uniform Building Code (1994), 
creating substantial direct or indirect risks to life or 
property? 

          

    

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

          

    

f) Directly or indirectly destroy a unique 
paleontological resource or sire or unique geologic 
feature? 

    

 
 
 
Existing Setting 
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The project area, along with the rest of Lathrop, is located in a seismically active region.  The 
California Geological Survey does not list Lathrop in an area included in the Alquist-Priolo 
Earthquake Fault Zones (California Geological Survey 2015).  However, San Joaquin County is 
subject to seismic shaking from fault features located to the east and west of San Joaquin 
County, including the Hayward/Rodgers Creek, San Andreas, and Calaveras Faults (San 
Joaquin County 2009). 
 
Potential seismic hazards include ground rupture (also called surface faulting), ground shaking, 
liquefaction, and lateral spreading.  Soil compaction and settlement can result from seismic 
ground shaking.  If the sediments which compact during an earthquake are saturated, water 
from void is forced to the ground surface, where it emerges in the form of mud spouts or sand 
boils – a process called liquefaction.  Based on known information, areas of the County with 
groundwater less than 50 feet from ground surface in unconsolidated sediment are susceptible 
to liquefaction, including levees, wetlands and lands near river courses (San Joaquin County 
2009).   
 

Impacts Discussion 
(a-d) The project site is subject to ground shaking from faults located east and west of the 
County.  During an earthquake event, structures can be subjected to near-source ground motion 
that may be damaging to structures, if the effects of potential ground motion have not been 
considered in the structural design.  Although there are no buildings proposed, the project would 
be required to comply with the 2019 California Building Standards Code (California Code of 
Regulations, Title 24, Parts 1-12), which has been adopted by the City.  According to the most 
recent groundwater report available from the San Joaquin County Flood Control and Water 
Conservation District, groundwater in the vicinity of the project site is 30 feet below ground 
surface (San Joaquin County Flood Control District 2016).  The project site including the 
surrounding area is generally underlain by deposits of Egbert silty clay loan (City of Lathrop 
Background Reports Page SAFE-11 Soils Map) with shallow groundwater.   
 
The site is flat and there is no potential for landslides on or adjacent to the site or for erosion of 
the soil.  The potential for faults within the County to generate moderate to large earthquakes 
causing strong ground shaking is low.  Of the known fault lines in San Joaquin County, none are 
currently classified by the State Geologist as being active (City of Lathrop Background Reports 
Page SAFE-6).  The project will not utilize septic tanks as municipal sewer is available.  There 
are no known unique paleontological or geological features on the project site.  The proposed 
project includes the development of a truck trailer parking facility and no buildings are proposed.   
 
Liquefaction is a mode of ground failure that results from the generation of high pore water 
pressures during earthquake ground shaking, causing loss of shear strength.  Liquefaction is 
typically a hazard where loose sandy soils and fine grained low plasticity soils exist below 
groundwater.  The California Geologic Survey (CGS) has designed certain areas within 
California as potential liquefaction hazard zones.  These are areas considered at a risk of 
liquefaction-related ground failure during a seismic event, based upon mapped surficial deposits 
and the presence of a relatively shallow water table.  Therefore, the proposed project will have a 
Less Than Significant Impact. 
 
(e)  The project would not require an onsite sewage disposal system; no buildings are proposed 
as part of the project.  As a result, the project is not required to connect to sewer.  Therefore, 
the proposed project will have No Impact as it relates to the adequacy of soils for sewage 
disposal. 
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(f)  The Modesto Formation underlying the project site has been a source of paleontological 
resources.  Given the periodic disking of the project site, it is unlikely that intact paleontological 
resources would be found; however, there is a possibility that unknown paleontological 
resources could be uncovered during construction.  Mitigation Measure CUL-1 would require 
work to be stopped when paleontological resources are uncovered until these resources can be 
evaluated by a qualified paleontologist and recommendations made for their disposition.  
Implementation of this mitigation measure would reduce paleontological resource impacts to a 
level that would be Less Than Significant. 
 
Mitigation Measures 
No Mitigation Measures are required. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

     
  Less Than   
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VIII. GREENHOUSE GAS EMISSIONS Would the 
project: 

 

 
Potentially  
Significant 

Impact 

Significant  
With 

Mitigation 
Incorporated 

 
Less Than 
Significant 

Impact 

 
 

No  
Impact 

     

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

          

    

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

          

    

 
Environmental Setting 
The City of Lathrop does not have an adopted Climate Action Plan (CAP) or other greenhouse 
gas reduction strategy.  The San Joaquin Valley Air Pollution Control District (SJVAPCD) has 
developed a Guide for Assessing and Mitigating Air Quality Impacts (GAMAQI) which identifies 
separate thresholds for use in analyzing projects within the San Joaquin Valley area to evaluate 
potentially significant impacts related to greenhouse gasses.  The SJVAPCD Guidance for 
Valley Land-Use Agencies in Addressing GHG Emissions Impacts for New Projects Under 
CEQA, establishes a requirement that land use development projects demonstrate a 29 percent 
reduction in GHG emissions from Business-As-Usual (BAU).   
 
Impacts Discussion 
(a)  The project will result in short term increase in GHG due to construction related activities as 
a result of material processing, emissions produced by onsite construction equipment and 
emissions arising from traffic delays due to construction.  While construction would slightly 
increase greenhouse gas emissions temporarily during construction, the operation of the project 
would combine various measures to reduce greenhouse gas emissions.  The project will be 
subject to the Title 24 and California Green Building Standards which would reduce energy 
consumption through building design that increase energy efficiency and promotes water 
conservation. The project will also be required to comply with the City’s Water Conservation 
strategies to reduce water usage.  Therefore, the proposed project will have a Less Than 
Significant Impact. 
 
(b)The project is not located in a community with an adopted qualified GHG Reduction Strategy, 
so consistency with such a plan cannot be analyzed at this time. GHG emissions associated 
with the proposed project were analyzed per the SJVAPCD guidance in addressing GHG 
emission impacts. SJVAPCD thresholds and methodologies take into account implementation of 
state-wide regulations and plans, such as the AB 32 Scoping Plan, therefore, there would be no 
impact in relation to consistency with GHG reduction plans.  As discussed in Environmental 
Topic No. III, the proposed project is required to be consistent with SJVAPCD Rules and 
Regulations as it relates to Air Quality and Greenhouse Gasses (Mitigation Measure AIR-1).  No 
further Mitigation measures are required.  Therefore, the proposed project will have a Less 
Than Significant Impact. 
 
Mitigation Measures 
No Mitigation Measures are required. 
 
IX. HAZARDS AND HAZARDOUS MATERIALS Would 

 
 

Less Than 
Significant  
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the project: 

 
Potentially  
Significant 

Impact 

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 

 
No  

Impact 
     

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 or the 
environment through reasonably foreseeable upset 
and accident conditions involving the release of 
hazardous materials into the environment? 

          

    

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

          

    

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

          

    

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

          

    

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

          

    

g)  Expose people or structures, either directly or 
indirectly, to a significant risk of loss, injury or death 
involving wildland fires? 

          

    

Environmental Setting 
Hazardous material site of all statuses are recorded in the GeoTracker database, maintained by 
the SSWRCB, and the EnviroStor database, maintained by the Department of Toxic Substances 
Control.  Review of GeoTracker and EnviroSor database searches conducted in connection with 
this IS/MND, found no record of active hazardous material sites on or near the project site. 
 
Various federal and State laws and regulations cover the transportation, storage, and disposal 
of hazardous materials.  The Unified Hazardous Waste and Hazardous Management 
Regulatory Program, enacted in 1993, is a state and local effort to consolidate, coordinate, and 
make consistent existing programs regulating hazardous waste and hazardous materials 
management.   
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The Unified Program is implemented at the local level by a Certified Unified Program Agency.  
The San Joaquin County Environmental Health Department was approved by the State as the 
Certified Unified Program Agency for the County and its incorporated cities. 
 
The County Environmental Health Department, in its capacity as the Certified Unified Program 
Agency, administers various hazardous material programs, including the management and 
record keeping of hazardous materials through the Hazardous Waste Control Law and issue 
hazardous materials/waste permits to businesses that handle quantities greater than or equal to 
55 gallons of liquid, 500 pounds of solid, or 200 cubic feet of compressed gas at any given time.  
Businesses issued these permits are required to submit a Hazardous Materials Business Plan, 
which includes an inventory of hazardous materials and hazardous wastes, and an energy 
response plan for incidents involving hazardous materials and wastes.  
 
Impacts Discussion 
(a-c) Subject to compliance with local, state and federal law, the proposed Project’s construction 
and operation will not transport, use, or dispose of substantial quantities of hazardous materials.  
The construction of the truck parking facility will not involve the handling, storage, or other use 
of any hazardous materials.  All construction work will be required to follow the existing City of 
Lathrop ordinances related to construction related hazards, material usage and disposal.  The 
construction and operation of the proposed Project will not result in the use of any new or 
increased quantities of any materials or other substances which are otherwise regulated under 
the City of Lathrop or county of San Joaquin ordinances.  Subject to compliance with applicable 
federal, state and local laws governing the transport of materials via trucks, the proposed 
Project will not result in any significant hazard to the public or the environment through upset 
and/or accident conditions involving the release of hazardous materials into the environment. 
 
The closest existing school is the Lathrop Elementary School located to the North approximately 
2,822± feet to the northwest.  The proposed project will not result in any significant impacts 
related to hazards or hazardous material will affect existing or currently proposed school sites.  
Therefore, the proposed project will have a Less Than Significant Impact. 
 
(d) The Project site is not located on a known or listed hazardous materials site as regulated by 
the State of California.  The Project site does not include any previously discovered hazardous 
materials according to the Cal/EPA Cortese List as provided by the CA EPA Department of 
Toxic Substances pursuant to California Government Code Section 65962.5. Therefore, the 
proposed project will have No Impact. 
 
(e-f) The nearest public airport to the project site, Stockton Metropolitan Airport, is 
approximately five miles to the north.  The project site is not located within an Airport Safety 
Zone and is outside the airport’s Area of Influence.  There are no private airstrips in the vicinity 
of the project site.  No impacts are anticipated. 
 
The proposed project will not result in any substantial conflicts with emergency response or 
emergency evacuation plans.  There is a potential for traffic disruption from normal construction 
activity which may have a less than significant effect on local roadways, however, all of the local 
roadways surrounding the project site (Louise Avenue and the closest cross-street, McKinley 
Avenue) have adequate capacity to handle temporary construction impacts.  All construction 
work shall be in compliance with City Ordinances, which include traffic regulations for temporary 
construction.  Therefore, the proposed project will have a Less Than Significant Impact. 
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(g)  The project site is in a predominantly developed are and therefore is not susceptible to any 
substantial wildland fire hazards.  Additionally, the project would reduce the existing fire hazard 
on the currently vacant parcel by replacing the existing grasses and weeds with paved parking 
areas.  Project impacts related to wildland fire hazards would be Less Than Significant.  
 
Mitigation Measures 
No Mitigation Measures are required. 
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X. HYDROLOGY AND WATER QUALITY – Would the 
project: 

 

 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     

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

          

    

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

          

    

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

          

    

i) Result in substantial erosion or siltation on- or 
off-site; 

 

    

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

          

    

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

 

    

iv) Impede or redirect flood flows? 
          

    

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

          

    

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

          

    

Environmental Setting 
The City of Lathrop is located in the Sacramento-San Joaquin Delta region, a 600-square mile 
area of channels and islands at the confluence of the Sacramento and San Joaquin Rivers; the 
project site is, however, outside of the Delta Secondary Zone.  The project site is relatively flat 
and has no streams, ponds, or other bodies of water.  There are no drainage facilities on the 
project site; runoff percolates into the permeable soils. 
 
 



Sandoval Truck Trailer Parking – E. Louise Avenue IS/MND           March 2021 

Page 36 of 62 

 

The surface water quality in the valley and Delta regions is managed by the RWQCB, by means 
of The Water Quality Control Plan for the Sacramento River and San Joaquin River Basins, 
revised most recently in June 2015.  The beneficial uses of surface waters in the general 
Lathrop region include municipal and domestic water supply; contact and non-contact 
recreation; commercial and sport fishing; migration of aquatic organisms; wildlife habitat; and 
habitat for rare, threatened, and endangered species.  The State Water Resource Control Board 
(SWRCB) determined that the quality of these waters does not fully support all of the beneficial 
uses assigned to the water bodies in the project area.  Water quality impacts are a result of tidal 
fluctuations; Sacramento River and San Joaquin River inflows; local agricultural, industrial, and 
municipal diversions and returns; and inadequate channel capacities. 
 
The project site is located within the eastern San Joaquin County groundwater basin.  Most of 
the fresh groundwater is unconfined and at depths of less than 2,500 feet.  The groundwater 
surface in the Lathrop area generally slopes from south to north.  Within the project vicinity, 
groundwater is shallow as a result of the low elevation and proximity to the San Joaquin River 
channel.  Groundwater at the project site is approximately 30 feet below ground surface 
according to the most recent groundwater report available from the San Joaquin County Flood 
Control and Water Conservation District (San Joaquin County Flood Control District Fall 2016).   
 
The State’s Sustainable Groundwater Management Act requires the formation of local 
groundwater sustainability agencies that must assess conditions in their local water basins and 
adopt locally-based Groundwater Sustainability Plans for sustainable use of groundwater and 
avoidance of overdraft.  Plans for “critically overdrafted” basins must have been completed by 
January 31, 2020, while plans for high- and medium-priority basins have an adoption deadline 
of January 31, 2022.  In 2019, the City established the City of Lathrop Groundwater 
Sustainability Agency, which covers the entire City that is not part of the Stewart Tract, which 
has its own agency.  The project site is within the boundaries of the Lathrop Groundwater 
Sustainability Agency.  The 2019 action also detaches the City legally from the Eastern San 
Joaquin Groundwater Subbasin and adds it to the Tracy Subbasin.  Seven GSAs in the Tracy 
Subbaisin are beginning the process of working cooperatively to develop a single GSA for the 
Tracy Subbasin.   
 
Several geohydrologic formations underlie the Lathrop area; however, only the top two, the 
Victor and Laguna formations, are currently used as a source of fresh water.  The Victor 
formation, the uppermost formation, extends from the ground surface to a maximum depth of 
approximately 150 feet.  The underlying Laguna formation is hydrologically connected to the 
Victor formation and is estimated to be about 1,000 feet thick in the area of the project area.  
Most of the municipal and industrial wells in the Lathrop area penetrate through the Victor 
formation into the deeper Laguna formation.  Because of saltwater intrusion into the Delta 
region of the County, and because of infiltration of runoff from the San Joaquin River, 
agricultural areas, and urban areas, the quality of groundwater taken from the shallower Victor 
formation include nitrate, iron, manganese, arsenic and bacteriological and radiological 
contamination.  As a result of bacteriological contamination, the City began chlorinating water at 
all of its municipal wells in 1996.  In general, groundwater within the City currently meets all 
drinking water standards. 
 
Based on maps prepared by the Federal Emergency Management Agency (FEMA), the project 
site is located within Zone X, which denotes the area outside the 100-year floodplain but within 
the 500-year floodplain, or areas protected by levees from a 100-year flood. The 100-year flood 
is the typical flood for which environmental impacts are evaluated.   
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According to a dam failure plan prepared by the County Office of Emergency Services, the 
project site and vicinity is subject to inundation from a potential failure of New Melones Dam and 
San Luis Dam (San Joaquin County OES 2003). 
 
Impacts Discussion 
(a) Project construction work could have an impact on surface water quality due to exposure of 
soils to potential erosion.  As described in Section VII: Geology and Soils, the project would 
need to obtain a Construction General Permit, which would require preparation of a SWPPP.  
Implementation of the SWPPP would reduce soil erosion impacts, which in turn would ensure 
that potential surface water quality impacts would be Less Than Significant.  
 
Storm water drainage collected from the project site would ultimately be discharged in a manner 
consistent with the requirements of the City’s NPDES MS4 permit regarding storm water quality, 
including consistency with applicable measures in the Multi-Agency Post-Construction 
Stormwater Standards Manual.  Therefore, project impacts on water quality would be Less 
Than Significant. 
 
(b) The project would connect to the City’s water service, which in part relies on groundwater, 
for landscaping purpose.  As discussed in the Project Description, no buildings are proposed as 
part of the proposed project.  Therefore, domestic water is not necessary.  Because the project 
would add impervious surfaces, it would reduce the potential recharge area on the site.  
However, the project site is designated for service commercial development, not identified as a 
specific site for groundwater recharge.  Therefore, the project would not be expected to interfere 
substantially with overall recharge of the Eastern San Joaquin Groundwater Subbasin such that 
there would be an adverse effect on aquifer volume or the groundwater table in the area.  As 
such, project impacts on groundwater supplies and recharge would be Less Than Significant. 
 
(c – i, ii, iii) The project would change drainage patterns and increase runoff due to paving of an 
existing undeveloped site.  As illustrated in the project plans, an on-site drainage system would 
collect all runoff generated on the project site and retain it on site via a retention basin, located 
in the northern portion of the project site.  As discussed in (a) above, stormwater collected from 
the project site would ultimately be treated and discharged in a manner consistent with the 
requirements of the City’s NPDES MS4 permit and the Multi-Agency Post-Construction 
Stormwater Standards Manual.  Therefore, the proposed project will have a Less Than 
Significant Impact. 
 
(c – iv) As noted, the FEMA map for the project site designates the site within Zone X, which 
indicates the project site is at a reduced risk from a 100-year flood due to a levee.  FEMA 
generally designates areas at risk from a 100-year flood within Zone A, or a variant thereof.  
Since the project site is not within Zone A, it is not considered by FEMA to be within a special 
flood hazard area.   
 
The project site is within the designated 200-year floodplain that would flood at least three (3) 
feet in depth during a 200-year flood event, and would thus be subject to local requirements 
related to SB 5, among them the levee impact fee.  The fee would be applied to flood protection 
improvements that would bring local levees up to 200-year flood protection standards, as well 
as reduce the possibility of these facilities breaching.  Compliance with the applicable levee fee 
requirement would ensure that project impacts related to 200-year flooding hazards would be 
Less Than Significant. 
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(d) The project site is not on or near any large bodies of water; therefore, the site would not 
experience tsunami or seiche hazards and thus be subject to pollutant releases as a result of 
these events.  Therefore, the proposed project will have a Less Than Significant Impact. 
 
(e) As discussed in (a) above, project stormwater would be subject to the City’s NPDES MS4 
permit.  The Lathrop Groundwater Sustainability Agency has not adopted a Groundwater 
Sustainability Plan in accordance with the Sustainable Groundwater Management Act.  
However, the City is working with the groundwater sustainability agencies in the Tracy Subbasin 
to prepare and adopt a Groundwater Sustainability Plan by the January 31, 2022 deadline.  As 
noted in (b) above, the project would have no significant impact on groundwater.  Therefore, 
project impacts on water quality and sustainable groundwater plans would be Less Than 
Significant. 
 

Mitigation Measures 
No Mitigation Measures are required. 
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XI.  LAND USE AND PLANNING - Would the project: 

 
 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     

a)   Physically divide an established community? 
          

    

b)   Cause a significant environmental impact due to a 
conflict with any land use plan, policy, or regulation 
adopted for the purpose of avoiding or mitigating 
an environmental effect? 

          

    

Environmental Setting 
The project site is within the City of Lathrop in an area that has been developed with commercial 
and industrial uses.  As noted in the Project Description, the project site has a General Plan 
Land Use Designation of SC, Service Commercial and is within the CS, Commercial Service 
District.  Surrounding land uses and existing settings are detailed in the following table: 
 

Direction 
General Plan Land 
Use Designation 

Zoning Existing Land Use 

North SC, Service 
Commercial 

CS, Service 
Commercial 

Cheema Freightlines; 
Commercial Truck 
Terminal. 

East LI, Limited Industrial IL, Limited Industrial Pratt Industries; 
Industrial Warehouse 
and Distribution 
Center. 
A Single Family 
Residence is located 
adjacent to the project 
site, south-east along 
Louise Avenue. 

South SC, Service 
Commercial 

CS, Service 
Commercial 

TEC Equipment; 
Commercial Truck 
Sales, Repair, and 
Storage. 

West SC, Service 
Commercial 

CS, Service 
Commercial 

Rigmaster; 
Commercial Truck 
Repair. 

 
Impacts Discussion 
(a) The common definition of “community” is a group of people living in the same area.  By this 
definition, the “division of an established community” is a division of an existing residential area.  
The project site is vacant and undeveloped.  No existing residential units are located on the 
project site.  There are two (2) existing residential units adjacent to the project site: one (1) 
located south-east along Louise Avenue and one (1) to the west along McKinley Avenue.  As 
illustrated above, the project is bounded by primarily existing service commercial and industrial 
development.  Therefore, the proposed project will have No Impact as it relates to physically 
dividing an established community. 
 



Sandoval Truck Trailer Parking – E. Louise Avenue IS/MND           March 2021 

Page 40 of 62 

 

(b) The project would be consistent with allowable land uses under the existing General Plan 
Land Use Designation and Zoning District for the project site, both which allow storage of 
commercial vehicles and trailers.  The project is also consistent with the Commercial policies 
and Service Commercial intent within the General Plan (Page 4-A-10, -11, and 12).  Therefore, 
the proposed project will have a No Impact. 
 
Mitigation Measures 
No Mitigation Measures are required. 
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XII.  MINERAL RESOURCES - Would the project: 
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Impact 

Less Than 
Significant  
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Less Than 
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Impact 

 
 
 

No  
Impact 

     

a)  Result in the loss of availability of a known mineral 
resource that would be of value to the region and 
the residents of the state? 

          

    

b)  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?  

    

 
Environmental Setting 
As mandated by the Surface Mining and Reclamation Act, the California Geological Survey has 
classified mineral resource development potential of lands in counties into an appropriate 
Mineral Resource Zone (MRZ).  The City of Lathrop indicates the project site is in an area 
classified by the State of California as MRZ-1 (City of Lathrop, 2004).  MRZ-1 lands are defined 
as “areas where adequate information indicates that no significant mineral deposits are present, 
or where it is judged that little likelihood exists for their presence.” 
 
Impacts Discussion 
(a-b) The project site is within an commercial and industrial area which does not have any 
existing mineral extraction activities.  The project site is not in any area delineated by the City of 
Lathrop’s General Plan as having locally important mineral resources, and there are no mineral 
resource areas of regional importance are on the project site (City of Lathrop 1991).  
Additionally, the Existing Conditions Report for the General Plan update also indicates no 
mineral resources on the site (City of Lathrop 2019).  Therefore, the proposed project will have 
No Impact as it relates to Mineral Resources. 
 
Mitigation Measures 
No Mitigation Measures are required. 
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XIII.  NOISE - Would the project result in: 
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Impact 
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No  
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a)   Generation of a substantial temporary or 
permanent increase in ambient noise levels in the 
vicinity of the project in excess of standards 
established in the local general plan or noise 
ordinance, or applicable standards or other 
agencies? 

          

    

b)  Generation of excessive groundborne vibration or 
groundborne noise levels? 

          

    

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

          

    

 
Environmental Setting 
Noise is typically defined as airborne sound that is loud, unpleasant, unexpected, or undesired.  
Perceptions of sound and noise are highly subjective from person to person.  However, 
measurement systems have been developed to distinguish the relative loudness of sound.  The 
decibel (dB) scale uses the hearing threshold as a point of reference, defined as 0 dB.  Other 
sound pressures are then compared to this reference pressure, and the logarithm is taken to 
keep the numbers in a practical range.  The decibel scale allows a million-fold increase in 
pressure to be expressed as 120 dB, and changes in levels correspond closely to human 
perception of relative loudness.   
 
The perceived loudness of sounds is dependent upon many factors, including sound pressure 
level and frequency content.  However, within the usual range of environmental noise levels, 
perception of loudness is relatively predictable, and can be approximately by A-weighted sound 
levels, expressed as dBA.  There is a strong correlation between dBA and the way the human 
ear perceives sound; for this reason, the A-weighted sound level has become the standard tool 
of environmental noise assessment. 
 
Lathrop Municipal Code Section 8.20.040 sets standards on acceptable noise levels based on 
receiving land uses.  For example, a noise level above 50 decibels (dB) at nighttime and 60 dB 
at daytime is considered unacceptable for receiving single-family residential.  However, noise 
levels of up to 70 dB at any time are considered acceptable for receiving light industrial land 
uses, as they are considered less sensitive to noise.  The surrounding land uses are considered 
more light industrial than commercial uses. 
 
 
 



Sandoval Truck Trailer Parking – E. Louise Avenue IS/MND           March 2021 

Page 43 of 62 

 

The City of Lathrop has set noise standards in its Noise Ordinance (Lathrop Municipal Code 
Section 8.20.040).  In addition, the Lathrop Municipal Code, Section 8.20.110, prohibits outside 
construction work within 500 feet of a residential zone between 10:00 pm and 7:00 am 
weekdays, or between 11:00 pm and 9:00 am Fridays, Saturdays, and legal holidays, unless a 
permit is obtained from the City. 
 
The proposed project includes the construction of a truck trailer parking facility.  No buildings 
are proposed.  An 8’ tall masonry wall is proposed along the south-eastern property line, 
adjacent to an existing single-family residence.   
 
Impacts Discussion 
(a)  The project would generate new noise associated with project operations.  Noise sources 
would include truck maneuvering on-site, idling trucks, and on-site vehicular traffic.  Properties 
surrounding the project site are primarily service commercial and industrial uses with the 
exception of two (2) existing single-family residences, one (1) located to the south-east along 
Louise Avenue and one (1) located to the west along McKinley Avenue.   
 
The proposed project would be required to adhere to the City’s Noise Ordinance (Section 
2.80.040 of the Lathrop Municipal Code), which requires commercial activities to not exceed 66 
dB from 10:00 pm to 7:00 am and 65 dB from 7:00 am to 10:00 pm.  Therefore, impacts 
associated with project related noise is Less Than Significant.   
 
The project proposes to construct of a truck trailer parking facility.  Therefore, the project is 
expected to increase ambient noise levels in the immediate vicinity of the site.  In addition, the 
project is expected to generate an increase in traffic, which is expected to increase traffic noise 
along Louise Avenue and McKinley Avenue, in the project vicinity.  However, the proposed 
project is not expected to increase ambient noise levels to a significant level (a 3.0-dB increase) 
and is therefore less than significant.  The project is located zoned for service commercial uses, 
which are less sensitive to changes in noise levels.  As stated above, an 8’ tall masonry wall is 
proposed along the south-eastern property line, adjacent to an existing single-family residence.  
The masonry wall will reduce ambient noise levels and act as a noise attenuation, dampening 
ambient noise from the proposed project.  Therefore, project impacts on permanent changes in 
ambient noise levels are considered Less Than Significant.   
 
(b)  Groundborne vibration is typically associated with transportation facilities, although it is 
unusual for vibration from sources such as busses and trucks to be perceptible, even in 
locations close to major roads.  Some common sources of groundborne vibration are trains, 
buses on rough roads, and construction activities such as blasting, pile-driving and operating 
heavy earth-moving equipment. 
 
The project would likely use some earthmoving equipment during construction.  However, their 
use would be temporary and would cease with the completion of the construction work.  As 
noted above, while trucks would enter and exit the project site, perceptible vibration from trucks 
is unusual.  Project impacts are considered Less Than Significant. 
 
(c) The nearest airport is the Stockton Metropolitan Airport at 5000 S. Airport Way in Stockton, 
California.  The project site is located approximately 6 miles south of the airport.  The project 
site is not within the Airport Influence Area and does not conflict with the Airport’s Land Use 
Compatibility Plan.  The project is not located near a public or private airport or airstrip, and 
does not include a residential component.  Therefore, the proposed project will have No Impact. 
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Mitigation Measures 
No Mitigation Measures are required. 
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XIV. POPULATION AND HOUSING - Would the 
project: 
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a)  Induce substantial unplanned population growth in 
an area, either directly (for example by proposing 
new homes and businesses) or indirectly (for 
example, through extension of roads or other 
infrastructure)? 

          

    

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

          

    

Environmental Setting 
As of January 1, 2020, the population of Lathrop was estimated at 26,833, which is an increase 
from the 2010 population of 18,023.  The estimated number of housing units in Lathrop in 2020 
was 7,284, of which approximately 91.7% were single-family detached units (California 
Department of Finance 2020). 
 
Impacts Discussion 
(a) The proposed project is a commercial truck trailer parking facility a vacant and undeveloped 
parcel.  The project does not include a residential component.  As noted in XI: Land Use and 
Planning, the project would be consistent with the existing General Plan designation of Service 
Commercial, which bases its growth projections on anticipated development.  The project would 
have No Impact related to unplanned population growth. 
 
(b) The project site is undeveloped and vacant and does not include an existing residential unit 
or development.  Development of the proposed therefore would not displace either housing or 
persons and No Impact is anticipated.  
 
Mitigation Measures 
No Mitigation Measures are required. 
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XV.  PUBLIC SERVICES 
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a) Would the project result in substantial adverse 
physical impacts associated with the provision of new 
or physically altered governmental facilities, need for 
new or physically altered governmental facilities, the 
construction of which could cause significant 
environmental impacts, in order to maintain acceptable 
service ratios, response times or other performance 
objectives for any of the public services: 
          

    

Fire protection? 

 

    

Police protection? 

 

    

Schools? 

 

    

Parks? 

 

    

Other public facilities? 

 

    

 

Environmental Setting 
Fire protection services within the City of Lathrop are provided by the Lathrop-Manteca Fire 
Protection District.  Along with fire services, the Fire District provides medical emergency 
response, river rescue, urban search and rescue, and fire prevention services.  The Fire District 
operates five fire stations: Station #31 on J Street, Station #32 on Union Road, Station #33 on 
Austin Road, Station #34 in Mossdale Landing, and Station #35 in River Islands. 
 
Police protection services in the City of Lathrop are provided, by a unit known as Lathrop Police 
Services, through a contract with the San Joaquin County Sheriff’s Department.  Lathrop Police 
Services is staffed by deputy sheriffs who work only within the City and receive training specific 
to City law enforcement issues.  The Police Department is located at 15597 South Seventh 
Street in Lathrop, northwest of the project site. 
 
The project site is within the service boundaries of the Manteca Unified School District. The 
School District provides school services for grades kindergarten through 12 within the 
communities of Manteca, Lathrop, Stockton, and French Camp.  It operates 19 elementary 
schools, four high schools, one continuation school, and two community day schools.  The 
nearest school to the project is Lathrop Elementary School, approximately 1.0 miles to the 
northwest. 
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The City of Lathrop Parks and Recreation Department operates three community parks and 
nine neighborhood parks within the City.  The Parks and Recreation Department also operates 
a senior center, a community center, a skate park, and a dog park temporarily located at 
Mossdale Community Park.  The City currently has 68 developed acres of parkland.  The 
nearest park to the project site is Valverde Park, approximately 1.1 miles to the northwest.   
 
Impacts Discussion 
a)  The proposed project includes the construction of a new truck trailer parking facility, which 
would create a demand for fire protection services.  The storage of truck trailers and access 
through the site for Emergency Vehicle Access would be required to comply with City standards 
as well as Fire codes.  Project site circulation is required to meet minimum turn-radii for fire 
trucks to enter and maneuver through the site.  Project impacts on fire protection services would 
be Less Than Significant. 
 
(b) The proposed construction would create a demand for police protection services.   However, 
no new or expanded facilities that could have environmental impacts would be required to serve 
the project.  Project impacts on police protection services would be Less Than Significant.   
 
(c) Demand for school services is typically generated by the addition of residents through new 
housing.  The project does not propose new housing, so it would have no direct impacts on 
school services.  The project is not expected to create a demand for school services.  Project 
impacts on school services would be Less Than Significant. 
 
(d, e) Demand for parks and public facilities such as libraries is typically generated by new 
residential development.  The project is not expected to create a demand for parks and other 
public facilities.  Project impacts on parks and other public facilities would be Less Than 
Significant.  
 
Mitigation Measures 
No Mitigation Measures are required. 
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XVI.  RECREATION  
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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? 

 

    

Environmental Setting 
Parks and recreational services are provided by the City of Lathrop and by San Joaquin County 
in their respective jurisdictions.  There are no parks or recreational facilities on or in the vicinity 
of the project site.  The nearest City parks to the project site are Manuel Valverde Park to the 
north-west and Libby Lane Park to the west. 
 
Impacts Discussion 
(a-b) The proposed project does not include any residential component, or housing of residents, 
which could contribute substantially to use of or impacts to the City of Lathrop park system.  The 
proposed project is not expected to create a demand for recreational facilities such that new or 
expanded facilities would be required.  Project impacts on parks and recreational facilities would 
be considered No Impact.   
 
Mitigation Measures 
No Mitigation Measures are required. 
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XVII.TRANSPORTATION - Would the project: 
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a)  Conflict with a program, ordinance, or policy 
addressing the circulation system, including public 
transit, roadway, bicycle and pedestrian facilities? 

          

    

b)  Conflict or be inconsistent with CEQA Guidelines 
section 15064.3; subdivision (b)? 

          

    

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

          

    

d) Result in inadequate emergency access? 
          

    

 
Environmental Setting 
The following is a summary of the relevant local regulations pertaining to transportation. 
 
Senate Bill 743 
Senate Bill 743 (SB 743), which became effective September 2013, initiated reforms to the 
CEQA Guidelines to establish new criteria for determining the significance of transportation 
impacts that “promote the reduction of GHG emissions, the development of multimodal 
transportation networks, and a diversity of land uses.”  Specifically, SB 743 directed the 
Governor’s Office of Planning and Research (OPR) to update the CEQA Guidelines to replace 
automobile delay – as described solely by Level of Service (LOS) or similar measures of 
vehicular capacity or traffic congestion – with Vehicle Miles Traveled (VMT) as the 
recommended metric for determining the significance of transportation impacts.   
 
In 2018, OPR proposed, and the California Natural Resources Agency adopted, CEQA 
Guidelines Section 15064.3 that identifies VTM – meaning the amount and distance of 
automobile travel attributable to a project – as the most appropriate metric to evaluate a 
project’s transportation impacts under CEQA Section 15064.3 became effective on July 1, 2020.  
 
City of Lathrop VMT Thresholds and Screening Criteria 
On September 14, 2020, City Council adopted Resolution 20-4784 to adopt Thresholds of 
Significance and Screening Criteria for the purposes of analyzing transportation impacts under 
CEQA related Vehicle Miles Traveled.  The City’s adopted Thresholds of Significance and 
Screening Criteria are consistent with OPR’s recommendations.  The following Table are the 
Thresholds of Significance adopted by the City: 
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Project Type Thresholds 

Residential Project 
A proposed project exceeding a level of 15 percent below 
existing (baseline) city-wide VMT per household or per resident 
would indicate a significant transportation impact. 

Office Project 

A proposed project exceeding a level of 15 percent below 

existing (baseline) city-wide VMT per employee would indicate a 

significant transportation impact.  

Retail Project  

A proposed project resulting in a net increase in existing 
(baseline) city-wide VMT per employee would indicate a 
significant transportation impact. This metric reflects the nature 
of most local-serving retail to distribute existing vehicle trips, 
rather than generate or induce new vehicle trips and would apply 
to retail and food projects. 

Mixed-Use Project 

The City will apply the above applicable residential, office, or 
retail thresholds for mixed-use projects. Each of the primary land 
uses would be evaluated independently by applying the relevant 
threshold above. 

Note: Baseline VMT is defined as the average VMT per project type for the City of Lathrop 
under Baseline Year 2020 conditions using the City of Lathrop Travel Demand Model. 

 
The OPR Technical Advisory includes suggested methods of screening projects to quickly 
identify when a project should be expected to cause a Less Than Significant VMT impact 
without conducting a detailed VMT analysis.  The Screening Criteria adopted by the City is 
consistent with OPR’s Technical Advisory and are as follows: 
 

 Small Projects; 

 Projects Located in Low VMT Areas; 

 Projects in Proximity to a Major Transit Stop; 

 Affordable Housing; 

 Local Serving Retail; and 

 Transportation Projects. 
 
Impacts Discussion 
(a)  Project construction would occur generally on weekdays between 8:00 a.m. and 7:00 p.m., 
in accordance with the City of Lathrop Municipal Code Chapter 8.20.  Construction equipment 
and vehicles will be stated on-site.  Although the project does not include any characteristics 
(e.g., permanent road closure or long-term blocking of roadway access) that would physically 
impair or otherwise interfere with transit, roadways, bicycle facilities, and/or pedestrian facilities 
in the project vicinity, the project may require temporary lane closures on E. Louise Avenue to 
allow for utility connections.  In order to reduce potential impacts on the local circulation system 
during project construction, the project would be required to adhere to all applicable City 
requirements.   
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For example, an Encroachment Permit is required for installation of frontage improvements (i.e, 
curb, gutter, and sidewalk) and lane closures and construction schedule will be further defined 
at that time.  Early coordination with affected agencies will ensure that emergency access is 
maintained.  With regards to operation, the project would be required to comply with General 
Plan policies addressing the circulation system, including roadway, bicycle and pedestrian 
facilities. 
 
(b)  CEQA Guidelines Section 15064.3, subdivision (b) outlines criteria for analyzing 
transportation impacts in terms of VMT for land use projects and transportation projects.  As 
discussed above, VMT refers to the amount and distance of automobile travel attributable to a 
project.  The City established VMT Thresholds of Significance and Screening Criteria in 
September 2020 and follows the OPR’s Technical Advisory.  Per the OPR Technical Advisory, 
VMT refers to automobile travel by passenger vehicles and light trucks.  The definition of 
“Vehicle Types” per Section 15064.3 of the Government Code states, “For the purposes of this 
section, ‘vehicle miles traveled’ refers to the amount and distance of automobile travel attributed 
to the project.”  Here, the term “automobile” refers to on-road passenger vehicles, specifically 
cars and light trucks.  Heavy duty truck VTM is not included in the Thresholds adopted by the 
City.  In this regard, the analysis for the proposed project is VMT associated with automobile 
and light truck vehicles, not heavy duty vehicles. 
 
As described in the Project Description, the proposed project involves the construction of a 
commercial truck trailer parking facility that includes 147 truck trailer parking spaces on a 6.78-
acre site.  The project site is to be utilized as an overflow property to store empty truck trailers. 
The project will be leased to a company that will drop off empty trailers for long-term storage.  
As such, minimal activity is expected between the first and las two (2) weeks of the lease in 
term of dropping off and picking up trailers.  During the holidays, there will be less trailers stored 
at the property due to increase usage by vendors.  No employees are anticipated on-site.  Truck 
drivers will drop off or pick-up trailers only and will leave the property thereafter.  As such, the 
anticipated VMT associated with the proposed project is minimal, as no employees will be 
traveling to and from the project site on a daily basis.  The project would be consistent with 
CEQA Guidelines Section 15064.3, subdivision (b) and the impact would be Less Than 
Significant. 
 
(c)  The proposed project would not construct new roadways or alter existing roadways, outside 
of completing frontage improvements along E. Louise Avenue.  Therefore, operation of the 
proposed project would not create roadway hazards.  Further, design of the proposed project 
would be subject to review by the City’s Public Works Department, including the requirement to 
obtain an Encroachment Permit for any work within the City’s Public Right-of-way (i.e. E. Louise 
Avenue).  Therefore, project impacts related to an increase in hazards due to a geometric 
design feature are Less Than Significant.     
 
(d)  Construction of the proposed project may require transportation of heavy construction 
equipment and would generate trips associated with construction (worker travel, maul trips, and 
delivery of materials and equipment).  Traffic control measures implemented during project 
construction would require that emergency crews be able to access to the project site and 
surrounding areas.  Operation of the site would include the ability for emergency vehicles to 
enter and maneuver the project site and the site is designed so that commercial and emergency 
vehicles can maneuver the site.  Therefore, the proposed project will have a Less Than 
Significant impact. 
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Mitigation Measures 
No Mitigation Measures are required. 
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XVIII. TRIBAL CULTURAL RESOURCES - Would the 
project: 

 

 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     

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

          

    

i)   Listed or eligible for listing in the California 
Register of Historical Resources, or in a local 
register of historical resources as defined in 
Public Resources Code section 5020.1(k), or 

          

    

ii)  A resource determined by the lead agency, it its 
discretion and supported by substantial 
evidence, to be significant pursuant to criteria 
set forth in subdivision (c) of Public Resources 
Code Section 5024.1.  In applying the criteria 
set forth in subdivision (c) of Public Resources 
Code Section 5024.1, the lead agency shall 
consider the significance of the resource to a 
California Native American tribe. 

          

    

 
Environmental Setting 
In 1976, the California State Government passed AB 4239, creating the Native American 
Heritage Commission (NAHC).  The NAHC is responsible for identifying and categorizing Native 
American cultural resources as well as preventing damages to designated sacred sites and 
associated artifacts and remains.  Legislation passed in 1982 authorized the NAHC to identify a 
Most Likely Descendent (MLD) when Native American remains are found outside of any place 
other than a designated cemetery.  A MLD has the authority to make recommendations in 
regards to the treatment and disposition of the discovered remains. 
 
The Native American Historic Resource Protection Act, or Assembly Bill 52 (AB 52) defines 
guidelines for reducing conflicts between Native Americans and development projects and 
activities.  Projects are subject to AB 52 if a notice of preparation for an EIR is filed or a notice of 
intent to adopt a Negative or Mitigated Negative Declaration is filed on or after July 1, 2016.  
“Tribal cultural resources” (TCR) are protected under CEQA and are defined as a site, feature, 
place, cultural landscape (must include the size and scope of landscape), sacred place, and 
object with a cultural value to a California Native American tribe that is either included or eligible 
for inclusion in the California Register, or included in a local register of historical resources.   
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At the lead agency’s discretion, a resource can be treated as a TCR if a Native American Tribe 
provides substantial evidence.  Additionally, AB 52 allows tribes to engage in consultation with 
lead agencies and sets guidelines for such consultation. 
 
Section 7050.5 of the California Health and Safety Code protects Native American burials, 
remains, and associated grave artifacts in the event that they are discovered in any location 
other than a designated cemetery.  The Code mandates the immediate stop of excavation in the 
site as well as any adjacent or overlying area where the remains or associated item is found, 
and provides for the sensitive disposition of those remains.  Should remains be discovered, the 
County Coroner must determine that the remains are not subject to the provisions of Section 
27491 of the Government Code or any other related provisions of law concerning investigation 
of the circumstances, manner and cause of any death, and the recommendations concerning 
the treatment and disposition of the human remains have been made to the person responsible 
for the excavation, or designee, in the manner provided in Section 5097.98 of the Public 
Resources Code.  The County Coroner shall make the determination within two working days 
from the time the person responsible for the excavation, or designee, notifies the County 
Coroner of the discovery or recognition of the human remains.  If the County Coroner identifies 
the remains to be of Native American origin, or has reason to believe that the remains are those 
of Native American origin, the County Coroner must contact the California NAHC within 24 
hours.  The NAHC representative will then alert a Native American MLD to conduct an 
inspection of the site and to determine the following course of treatment and action.  
Additionally, State CEQA Guidelines Section 15064.5 sets forth a procedure if human remains 
are found on lands outside of federal jurisdiction.  
 
On September 3, 2020, the City of Lathrop transmitted letters to the Buena Vista Rancheria, the 
Northern Valley Yokuts, and the California Valley Miwok Tribe for the purposes of inviting 
comments and conducting consultation if needed.  The thirty (30) day consultation period ended 
on Monday, October 5, 2020.  No comments were received from the tribes noticed. 
 
Impacts Discussion 
(a-i) As discussed previously, the project site is currently vacant and undeveloped.  No existing 
structures or facilities are located on the site that are of historical or cultural value.  In addition, 
the site there is no known historical resource, tribal resource or other items of cultural 
significance on the site.  Per the requirements of AB 52, the City has transmitted letters to the 
Buena Vista Rancheria of Me-Wuk Indians, the Northern Valley Yokuts Tribe, and the California 
Valley Miwok Tribe notifying them of the proposed project.  No comments were received from 
the tribes noticed.  The project is required to notify the County Coroner if evidence of human 
burial or scattered human remains are encountered during project construction.  If the human 
remains are determined to be Native American, the County Coroner shall notify the Native 
American Heritage Commission, which will notify the Most Likely Descendent.  Therefore, 
impacts related to tribal cultural resources are considered Less Than Significant. 
 
(a-ii) Letters providing notice for potential consultation were sent to all known Native American 
tribes traditionally and/or culturally affiliated with the geographic area within which the project is 
located, as noted above.   The notice letters establish a 30-day period within which the affected 
tribes may request information, provide comments, or request further consultation.  No 
comments were received from the tribes noticed.  Therefore, the proposed project will have a 
Less Than Significant Impact as it relates to tribal cultural resources. 
 
Mitigation Measures 
No Mitigation Measures are required. 
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XIX. UTILITIES AND SERVICE SYSTEMS - Would the 
project: 

 

 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     

a)  Require or result in the relocation or construction of 
new or expanded water, wastewater treatment or 
storm water drainage, electric power, natural gas, 
or telecommunications facilities, the construction or 
relocation of which could cause significant 
environmental effects?  

          

    

b)   Have sufficient water supplies available to serve 
the project and reasonably foreseeable future 
development during normal, dry and multiple dry 
years? 

          

    

c)  Result in a determination by the wastewater 
treatment provider which serves or may serve the 
project that it has adequate capacity to serve the 
project’s projected demand in addition to the 
provider’s existing commitments? 

          

    

d)   Generate solid waste in excess of State or local 
standards, or in excess of the capacity of local 
infrastructure, or otherwise impair the attainment of 
solid waste reduction goals? 

          

    

e) Comply with federal, state, and local management 
and reduction statutes and regulations related to 
solid waste? 

          

    

 

Environmental Setting 
California Urban Water Management Planning Act 
Under the California Water Code and Urban Water Management Planning Act of 1983, all 
California urban water suppliers are required to prepare and adopt an Urban Water 
Management Plan (UWMP) every five (5) years, which promotes water conservation and 
efficiency measures.  Urban water supplies that serve more than 3,000 customers or are 
supplying more than 3,000 acre-feet of water annually are subject to this Act.  This Act requires 
that the total project water use be compared to water supply sources over the next 20 years in 
five-year increments.  Planning must occur for all drought years and must include a water 
recycling analysis that incorporates a description of the wastewater collection and treatment 
system, outlining existing and potential recycled water uses.   In September 2014, the Act was 
amended by SB 1420, which now requires urban water suppliers to provide descriptions of their 
water demand management measures and similar information. 
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State Model Landscape Ordinance 
The State Model Landscape Ordinance requires adoption of landscape water conservation 
ordinances or the adoption of a different ordinance that is at least as stringent as the updated 
Model Ordinance (MO).  The City adopted by reference the Model Water Efficient Landscape 
Ordinance, as contained in Sections 490 through 495, Chapter 2.7, Division 2, Title 23 in the 
California Code of Regulations in 2016. 
 
Project Description 
Stormwater is to be retained on-site via a stormwater retention basin, located in the northern 
portion of the project site.  A series of stormdrain lines will be installed throughout the project 
site to convey stormwater from the paved surface areas to the stormwater retention basin.  A 
water line will be installed to the site for the purposes of landscape irrigation.  No sewer line will 
be installed as no buildings are proposed.   
 
Landscaping is proposed primarily along the border of the project site, including a 10’ landscape 
buffer between the off-street parking areas and the property line as well as landscaping along E. 
Louise Avenue.  The total amount of landscaping represents 1.19-acre of site project site or 
eighteen (18) percent of the project site.   
 
Impacts Discussion 
(a) The proposed project includes the construction of a commercial truck trailer parking facility 
on 6.78-acre site.  The project will include the installation of landscaping along the frontage of E. 
Louise Avenue and the boundary of the project site and will require the connection to the City’s 
water system for irrigation purposes.  As stated above, the proposed project does not include 
the construction of any buildings and therefore, no connection to the City’s sanitary sewer 
system is required.  Stormwater is to be retained on-site via a stormwater retention basin.  
Natural gas and telecommunication facilities are not anticipated on-site.  Electrical power will be 
needed to power light poles and potentially the gate along E. Louise Avenue.  Implementation of 
the project is not anticipated to result in impacts related to the construction or relocation of 
existing telecommunication facilities.  Therefore, the proposed project will have a Less Than 
Significant Impact. 
 
(b) As previously stated, the project will connect to the City’s water system for irrigation 
purposes.  The project-related water use would not necessitate new or expanded water 
entitlements, and the City would be able to accommodate the increased demand for water.  
Therefore, the City would have sufficient water supplies available to serve the project from 
existing entitlements and would not require new or expanded entitlements.  In addition, the 
proposed project is consistent with the City’s General Plan and planned land uses for the project 
site.  Impacts related to water supplies during normal, dry and multiple dry years would be Less 
Than Significant.   
 
(c) As previously stated, the proposed project does not include the construction of any buildings 
or facilities that would require connection to the City’s sanitary sewer system.  Therefore, the 
project will have No Impact to the existing design capacity of the treatment plants that currently 
serve the City. 
 
(d) Construction waste is anticipated to be minimal compared to waste generated throughout 
the lifetime of the project during operation.  As stated previously, the proposed project does not 
involve the construction of any buildings and no employees are anticipated.   
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Therefore, solid waste generation will be minimal.  Impacts related to solid waste generation will 
be Less Than Significant. 
 
(e) The proposed project would comply with existing and future statutes and regulations, 
including waste diversion programs mandated by the City, State, or federal law.  In addition, as 
discussed above, the proposed project would not result in an excessive production of solid 
waste that would exceed the capacity of the existing landfill serving the project site.  Therefore, 
the proposed project will have a Less Than Significant Impact related to federal, State, and 
local management and reduction statutes and regulations related to solid wastes. 
 
Mitigation Measures 
No Mitigation Measures are required. 
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XX. WILDFIRE – If located in or near state 
responsibility areas or lands classified as very high fire 
hazard severity zones, would the project: 

 

 
 

Potentially  
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

 
 

Less Than 
Significant 

Impact 

 
 
 

No  
Impact 

     

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

          

    

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

 

    

c) Require the installation or maintenance of 
associated infrastructure (such as roads, fuel 
breaks, emergency water sources, power lines or 
other utilities) that may exacerbate fire risk or that 
may result in temporary or ongoing impacts to the 
environment? 

 

    

d) Expose people or structure to significant risks, 
including downslope or downstream flooding or 
landslides, as a result of runoff, post-fire slope 
instability, or drainage changes? 

    

 

Environmental Setting 
California Department of Forestry and Fire Protection (CAL FIRE) 
The California Department of Forestry and Fire Protection (CAL FIRE) publishes maps and 
predict the threat of fire for each county within the State.  Local Responsibility Areas and State 
or Federal Responsibility Areas are classified as either very high hazard severity zones 
(VHFHSZ) or non-VHFHSZ based on factors including fuel availability, topography, fire history, 
and climate.  The 2012 Strategic Fire Plan for California was generated by CAL FIRE to provide 
guidelines and objectives in order to account for associated fire impacts. 
 
California Fire Code 
Chapter 15.18 of the City of Lathrop Municipal Code adopts the California Fire Code by 
reference, which is updated every three (3) years.  The California Fire Code includes 
regulations for emergency planning, fire service features, fire protection systems, hazardous 
materials, fire flow requirements, and fire hydrant locations and distribution.  Several fire safety 
requirements include: installation of sprinklers; the establishment of fire resistance for fire doors, 
building materials, and particular types of construction; and the clearance of debris and 
vegetation within a prescribed distance from occupied structures in wildfire hazard areas. 
 
California Emergency Management Agency (CalEMA) 
The California Emergency Management Agency (CalEMA) was consolidated as part of the 
Governor’s Office on January 1, 2009, merging the former Governor’s Office of Emergency 
Services with the existing Governor’s Office of Homeland Security.  CalEMA coordinates all 
State agency response to major disasters to provide support and hazard mitigation efforts for 
local governments.   
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The agency also ensures the State has the appropriate resources and plans in order to respond 
in the event of all natural and human-induced emergencies and disasters. 
 
Executive Order N-05-19 
On January 9, 2019, Gov. Gavin Newsom announced E.O. that requires CAL FIRE and other 
State agencies to compile policy and regulatory recommendations concerning wildfire 
mitigation, emphasizing environmental sustainability and public health.  The E.O. requires the 
incorporation of socioeconomic analysis when conducting risk management of wildfires and 
mandates that agencies identify geographic areas with populations that are more vulnerable to 
the impacts of wildfires. 
 
Impacts Discussion 
(a) The project site is not located in or near a VHFHSZ nor is it located in or near a State 
Responsibility Area, as defined by CAL FIRE.  As discussed previously, the proposed project is 
not anticipated to result in substantial traffic queuing along E. Louise Avenue during short-term 
construction activities.  All large construction vehicles entering and exiting the site would be 
guided by the use of personnel using signs and flags to direct traffic.  The project does not 
include any characteristics that would physically impair or otherwise interfere with emergency 
response or evacuation in the project vicinity.  
 
As previously discussed, the proposed project involves the construction of a commercial truck 
trailer parking facility that includes 147 truck trailer parking spaces on a 6.78-acre site.  The 
project site is to be utilized as an overflow property to store empty truck trailers. The project will 
be leased to a company that will drop off empty trailers for long-term storage.  As such, minimal 
activity is expected between the first and las two (2) weeks of the lease in term of dropping off 
and picking up trailers.  During the holidays, there will be less trailers stored at the property due 
to increase usage by vendors.  No employees are anticipated on-site.  Truck drivers will drop off 
or pick-up trailers only and will leave the property thereafter.  Therefore, the proposed project 
will have No Impact as it relates to interfering with an adopted emergency response plan or 
emergency evacuation plan. 
 
(b) As stated above, the project site is not located in or near a VHFHSZ nor is located in or near 
a State Responsibility Area.  Utility installations and improvements to E. Louise Avenue would 
not exacerbate fire risk due to the location of the project site in an urban area outside of the 
designated fire hazard zone.  Therefore, the proposed project would not require the installation 
or maintenance of associated infrastructure (such as roads, fuel breaks, emergency water 
sources, power lines, or other utilities) that would exacerbate fire risk or result in temporary or 
ongoing impact to the environment.  The proposed project will have No Impact. 
 
(d) Landslides and other forms of mass wasting, including flows, debris flows, and soils lips, 
occur as soil moves downslope under the influence of gravity.  Landslides are frequently 
triggered by intense rainfall or seismic shaking but can also occur as a result of erosion and 
downslope runoff caused by rain following a fire.   
 
As previously discussed, landslides and other forms of natural slope instability do not represent 
a significant hazard to the project because the site is located in a relatively flat area, and there is 
no evidence of landslides in the project vicinity.  Therefore, the proposed project will have No 
Impact. 
 
Mitigation Measures 
No Mitigation Measures are required. 



Sandoval Truck Trailer Parking – E. Louise Avenue IS/MND           March 2021 

Page 60 of 62 

 

XIX. MANDATORY FINDINGS OF SIGNIFICANCE  
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Impact 

 
 
 

No  
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a)  Does the project have the potential to degrade the 
quality of the environment, substantially reduce the 
habitat of a fish or wildlife species, cause a fish or 
wildlife population to drop below self-sustaining levels, 
threaten to eliminate a plant or animal community, 
reduce the number or restrict the range of a rare or 
endangered plant or animal or eliminate important 
examples of the major periods of California history or 
prehistory? 

 

    

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

 

    

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

 

    

 

(a) This finding is checked as “Less Than Significant with Mitigation Incorporated” on the basis 
of the project’s potential air quality, biological, and cultural impacts, described in Environmental 
Checklist No. III, IV, and V. Potentially significant environmental effects were identified in this 
issue area, but all of the potentially significant effects would be reduced to a less than significant 
level with mitigation incorporated into the project. 
 
(b)  As described in this Initial Study, the potential environmental effects of the project would be 
either less than significant, or the project would have no impact at all, when compared to the 
baseline.  Where the project involves potentially significant effects, these effects would be 
reduced to a less than significant level with proposed mitigation measures and compliance with 
required permits and applicable regulations.  The potential environmental effects identified in 
this Initial Study have been considered in conjunction with each other as to their potential to 
generate other potentially significant effects.   The various potential environmental effects of the 
project would not combine to generate potentially significant cumulative effects.  
 
As described in Environmental Checklist No. X, the project is consistent with the City of Lathrop 
General Plan.  The Lathrop General Plan EIR analyzed potential cumulative effects of 
development under the General Plan and did not identify any cumulatively considerable effects 
that pertains to this project. 
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(c)  Potential adverse effects on human beings were discussed in Environmental Check List No. 
VI, Geology and Soils, VIII, Hazards and Hazardous Materials, and IX, Hydrology and Water 
Quality (flooding).  No potential adverse effects on human beings were identified during the 
preparation of this IS/MND. 
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San Joaquin County Multi-Species Habitat Conservation & Open Space Plan (SJMSCP) 
 

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

 

To: Rick Caguiat, City of Lathrop, Community Development Department 

From: Laurel Boyd, SJCOG, Inc. 

Date: March 30, 2021

-Local Jurisdiction Project Title:    Sandoval Truck Trailer Parking Project (SPR-20-73) 

Assessor Parcel Number(s): 198-100-19 

Local Jurisdiction Project Number: SPR-20-73 

Total Acres to be converted from Open Space Use:  Unknown 

Habitat Types to be Disturbed:   Urban Habitat Land 

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

 

Dear Mr. Caguiat: 
 
SJCOG, Inc. has reviewed the project referral for the Sandoval Truck Trailer Parking Project.  This project consists of the 
construction of a commercial truck trailer parking facility that includes 147 truck trailer parking spaces on a 6.78-acre site.  
Access to the proposed project is provided via E. Louise Avenue.  The proposed project does not include any proposed 
buildings.  The truck trailer parking spaces are twelve (12) feet by fifty-two (52) feet and are to be utilized to store 
commercial truck trailers.  Stormwater is to be retained on-site via a stormwater retention basin, located in the northern 
portion of the project site.  A series of storm drain lines will be installed throughout the project site to convey stormwater 
from the paved surface areas to the storm water retention basin.  A water line will be installed to the site for the purposes 
of landscape irrigation.  No sewer line will be installed as no buildings are proposed.  The project site is located at 2001 E. 
Louise Avenue, Lathrop (APN:  198-100-19). 
 
The City of Lathrop is a signatory to San Joaquin County Multi-Species Habitat Conservation and Open Space Plan 
(SJMSCP). Participation in the SJMSCP satisfies requirements of both the state and federal endangered species acts, 
and ensures that the impacts are mitigated below a level of significance in compliance with the California Environmental 
Quality Act (CEQA).  The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate Incidental Take 
Minimization Measure are properly implemented and monitored and that appropriate fees are paid in compliance with the 
SJMSCP. Although participation in the SJMSCP is voluntary, Local Jurisdiction/Lead Agencies should be aware that if 
project applicants choose against participating in the SJMSCP, they will be required to provide alternative mitigation in an 
amount and kind equal to that provided in the SJMSCP. 
 
This Project is subject to the SJMSCP.  This can be up to a 30 day process and it is recommended that the project 
applicant contact SJMSCP staff as early as possible. It is also recommended that the project applicant obtain an 
information package.  http://www.sjcog.org 
 
Please contact SJMSCP staff regarding completing the following steps to satisfy SJMSCP requirements: 
 

▪ Schedule a SJMSCP Biologist to perform a pre-construction survey prior to any ground disturbance 
 

▪ SJMSCP Incidental take Minimization Measures and mitigation requirement: 
 

1. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the project applicant prior to any 

ground disturbance but no later than six (6) months from receipt of the ITMMs.  If ITMMs are not signed within six months, the applicant 

must reapply for SJMSCP Coverage.  Upon receipt of signed ITMMs from project applicant, SJCOG, Inc. staff will sign the ITMMs.  This 

is the effective date of the ITMMs.  

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

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

a. Post a bond for payment of the applicable SJMSCP fee covering the entirety of the project acreage being covered (the bond 

should be valid for no longer than a 6 month period); or 

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

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

http://www.sjcog.org/
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d. Purchase approved mitigation bank credits. 

4. Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs first, the project applicant must: 

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

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

c. Purchase approved mitigation bank credits. 

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

 

▪ Receive your Certificate of Payment and release the required permit 
 

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

 

If you have any questions, please call (209) 235-0600. 
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S  J C O G, Inc. 
San Joaquin County Multi-Species Habitat Conservation & Open Space Plan 

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

SJMSCP HOLD 
 

TO:    Local Jurisdiction:  Community Development Department, Planning Department, Building 
Department,  Engineering Department, Survey Department, Transportation Department, 
Other:  ___________  

 
FROM:      Laurel Boyd, SJCOG, Inc. 
 

DO NOT AUTHORIZE SITE DISTURBANCE 
DO NOT ISSUE A BUILDING PERMIT 

DO NOT ISSUE __________ FOR THIS PROJECT  
 

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

1)  SJMSCP Incidental Take Minimization Measures and mitigation requirement: 
 

1. Incidental Take Minimization Measures (ITMMs) will be issued to the project and must be signed by the 

project applicant prior to any ground disturbance but no later than six (6) months from receipt of the ITMMs.  

If ITMMs are not signed within six months, the applicant must reapply for SJMSCP Coverage.  Upon receipt 

of signed ITMMs from project applicant, SJCOG, Inc. staff will sign the ITMMs.  This is the effective date 

of the ITMMs.  

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

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

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

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

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

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

d. Purchase approved mitigation bank credits. 

4. Within 6 months from the effective date of the ITMMs or issuance of a building permit, whichever occurs 

first, the project applicant must: 

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

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

c. Purchase approved mitigation bank credits. 

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

 
Project Title: Sandoval Truck Trailer Parking Project (SPR-20-73) 
 
Assessor Parcel #s: 198-100-19 
 
T _______, R______, Section(s): _____ 
 
Local Jurisdiction Contact: Rick Caguiat 
 

The LOCAL JURISDICTION retains responsibility for ensuring that the appropriate 
Incidental Take Minimization Measures are properly implemented and monitored and that 

appropriate fees are paid in compliance with the SJMSCP. 



 

 
 
April 20, 2021 
 
David Niskanen 
City of Lathrop 
Community Development Department 
390 Towne Center Drive 
Lathrop, CA 95330 
 
Project:  MND for Sandoval Truck Trailer Parking 
 
District CEQA Reference No:  20210321 
 
Dear Mr. Niskanen: 
 
The San Joaquin Valley Unified Air Pollution Control District (District) has reviewed the 
project referenced above from the City of Lanthrop (City).  The project consists of 
development of a commercial truck parking facility (Project).  The Project is located at 
2001 E. Louise Avenue, in Lathrop, CA (APN 197-100-19). 
 
Project Scope 
 
The Project consists of construction of a commercial truck trailer parking facility that 
includes 147 truck trailer parking spaces on a 6.78-acre site.  The Project does not include 
any proposed buildings.  The truck trailer parking spaces are twelve (12) feet by fifty-two 
(52) feet and are to be utilized to store commercial truck trailers.  The Project will have no 
employees on site.  
 
Based on information provided to the District, Project specific annual emissions from 
construction and operation emissions of criteria pollutants are not expected to exceed 
any of the following District significance thresholds: 100 tons per year of carbon monoxide 
(CO), 10 tons per year of oxides of nitrogen (NOx), 10 tons per year of reactive organic 
gases (ROG),  27 tons per year of oxides of sulfur (SOx), 15 tons per year of particulate 
matter of 10 microns or less in size (PM10), or 15 tons per year of particulate matter of 
2.5 microns or less in size (PM2.5).  
 
The District offers the following comments: 
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1) Project Related Criteria Pollutant Emissions for Construction 
 
Although the construction-related emissions are expected to have a less than 
significant impact, the District suggests that the County advise project proponents with 
construction-related exhaust emissions and activities resulting in less than significant 
impact on air quality to utilize the cleanest reasonably available off-road construction 
fleets and practices (i.e. eliminating unnecessary idling) to further reduce impacts from 
construction-related exhaust emissions and activities. 
 

2) District Rules and Regulation 
 
The District issues permits for many types of air pollution sources and regulates some 
activities not requiring permits.  A project subject to District rules and regulation would 
reduce its impacts on air quality through compliance with regulatory requirements.  In 
general, a regulation is a collection of rules, each of which deals with a specific topic.  
For example, Regulation II - Permits encompasses multiple rules associated with the 
permitting of emission sources such as Rule 2010 (Permits Required), Rule 2201 
(New and Modified Stationary Source Review), and others. 
 

2a) District Rules 2010 and 2201 - Air Quality Permitting for Stationary Sources  
 
Stationary Source emissions include any building, structure, facility, or installation 
which emits or may emit any affected pollutant directly or as a fugitive emission.  
District Rule 2010 requires operators of emission sources to obtain an Authority to 
Construct (ATC) and Permit to Operate (PTO) from the District.  District Rule 2201 
requires that new and modified stationary sources of emissions mitigate their 
emissions using best available control technology (BACT).   
 
This Project may be subject to District Rule 2010 (Permits Required) and Rule 
2201 (New and Modified Stationary Source Review) and may require District 
permits.  
 
Prior to commencing construction on any permit-required equipment or process, 
a finalized Authority to Construct (ATC) must be issued to the Project proponent 
by the District.  For further information or assistance, the project proponent may 
contact the District’s Small Business Assistance (SBA) Office at (209) 557-6446. 
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2b) District Rule 9510 (Indirect Source Review) 
 

The purpose of District Rule 9510 (Indirect Source Review) is to reduce the growth 
in both NOx and PM10 emissions associated with development and transportation 
projects from mobile and area sources associated with construction and operation 
of development projects.  The rule encourages clean air design elements to be 
incorporated into the development project.  In case the proposed project clean air 
design elements are insufficient to meet the targeted emission reductions, the rule 
requires developers to pay a fee used to fund projects to achieve off-site emissions 
reductions. 
 
The proposed Project is subject to District Rule 9510 because it will receive a 
project-level approval from a public agency and will equal or exceed 9,000 square 
feet of space.  When subject to the rule, an Air Impact Assessment (AIA) 
application is required no later than applying for project-level approval from a public 
agency.  In this case, if not already done, please inform the project proponent to 
immediately submit an AIA application to the District to comply with District Rule 
9510. 
 
An AIA application is required and the District recommends that demonstration of 
compliance with District Rule 9510, before issuance of the first building permit, be 
made a condition of Project approval.   
 
Information about how to comply with District Rule 9510 can be found online at: 
http://www.valleyair.org/ISR/ISRHome.htm. 
 
The AIA application form can be found online at:  
http://www.valleyair.org/ISR/ISRFormsAndApplications.htm 
 

2c) District Regulation VIII (Fugitive PM10 Prohibitions) 
 
The Project will be subject to Regulation VIII.  The project proponent is required to 
submit a Construction Notification Form or submit and receive approval of a Dust 
Control Plan prior to construction.   
 
Information on how to comply with Regulation VIII can be found online at:  
http://www.valleyair.org/busind/comply/PM10/compliance_PM10.htm. 

  

http://www.valleyair.org/ISR/ISRHome.htm
http://www.valleyair.org/ISR/ISRFormsAndApplications.htm
http://www.valleyair.org/busind/comply/PM10/compliance_PM10.htm
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2d) Other District Rules and Regulations 
 
The Project may also be subject to the following District rules:  Regulation VIII, 
(Fugitive PM10 Prohibitions), Rule 4102 (Nuisance), Rule 4601 (Architectural 
Coatings), and Rule 4641 (Cutback, Slow Cure, and Emulsified Asphalt, Paving 
and Maintenance Operations).  In the event an existing building will be renovated, 
partially demolished or removed, the project may be subject to District Rule 4002 
(National Emission Standards for Hazardous Air Pollutants). 
 
The list of rules above is neither exhaustive nor exclusive. Current District rules 
can be found online at: www.valleyair.org/rules/1ruleslist.htm.  To identify other 
District rules or regulations that apply to this Project or to obtain information about 
District permit requirements, the applicant is strongly encouraged to contact the 
District’s Small Business Assistance (SBA) Office at (209) 557-6446.   

 
3) District Comment Letter 

 
The District recommends that a copy of the District’s comments be provided to the 
Project proponent.   

 
If you have any questions or require further information, please contact Keanu Morin by 
e-mail at keanu.morin@valleyair.org or by phone at (559) 230-5805.  
 
Sincerely, 
 
Brian Clements 
Director of Permit Services 

 
John Stagnaro 
Program Manager 
 
BC:km 

http://www.valleyair.org/rules/1ruleslist.htm
mailto:keanu.morin@valleyair.org


 

 

Plan Review Team 
Land Management 

PGEPlanReview@pge.com 
 
6111 Bollinger Canyon Road 3370A 
San Ramon, CA 94583 
  

     
     

    
    

 
 

 

April 16, 2021 
 
 
 
Rick Caguiat 
City of Lathrop 
390 Towne Centre Dr 
Lathrop, CA 95330 
 
Re: Sandoval Truck Trailer Parking – E. Louise Avenue (SPR-20-73) 
 
Dear Rick Caguiat, 
 
Thank you for providing PG&E the opportunity to review your proposed plans for 2001 El 
Louise Ave dated 3/31/2021.  Our review indicates your proposed improvements do not appear 
to directly interfere with existing PG&E facilities or impact our easement rights. 
 
Please note this is our preliminary review and PG&E reserves the right for additional future 
review as needed. This letter shall not in any way alter, modify, or terminate any provision of 
any existing easement rights. If there are subsequent modifications made to your design, we ask 
that you resubmit the plans to the email address listed below.  
 
If you require PG&E gas or electrical service in the future, please continue to work with PG&E’s 
Service Planning department: https://www.pge.com/cco/. 
 
As a reminder, before any digging or excavation occurs, please contact Underground Service 
Alert (USA) by dialing 811 a minimum of 2 working days prior to commencing any work.  This 
free and independent service will ensure that all existing underground utilities are identified and 
marked on-site. 
 
If you have any questions regarding our response, please contact the PG&E Plan Review Team 
at (877) 259-8314 or pgeplanreview@pge.com. 
 
 
Sincerely, 
 
PG&E Plan Review Team 
Land Management 
 

https://www.pge.com/cco/
mailto:pgeplanreview@pge.com
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