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Connie Cochran

From: David Kwong
Sent: Thursday, August 15, 2019 10:34 AM
To: Jobi Adams
Cc: Stephanie Ocasio
Subject: 2 meetings

Jobi, can you set up 2 meetings for me.  First is a one on one between me and Makinde (check-in and expectations) and 
the second one is me, Mike, Kevin C., and Rick Edwards and Dave Rudat.  The meeting with the fire departments is 
regarding the mobile home park on Telestar.  The mobile home park is more of a priority and please schedule it 
Wednesday or later.  The one with Makinde can be the following week or later.  Thanks, David 
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Connie Cochran

From: David Kwong
Sent: Wednesday, August 14, 2019 1:50 PM
To: Kimberly Trammel; Stephanie Ocasio
Cc: Nicole Mamorno
Subject: RE: Approval Tracking - RESPONSE FROM CITY STAFF TO THE MAYOR’S TASK FORCE 

ON AFFORDABLE AND WORKFORCE HOUSING RECOMMENDATIONS

Please let me know if this makes more sense.  Thank you, David 
 
-----Original Message----- 
From: David Kwong  
Sent: Wednesday, August 14, 2019 1:49 PM 
To: Kimberly Trammel <Kimberly.Trammel@stocktonca.gov>; Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov> 
Cc: Nicole Mamorno <Nicole.Mamorno@stocktonca.gov> 
Subject: RE: Approval Tracking - RESPONSE FROM CITY STAFF TO THE MAYOR’S TASK FORCE ON AFFORDABLE AND 
WORKFORCE HOUSING RECOMMENDATIONS 
 
 
 
-----Original Message----- 
From: Kimberly Trammel <Kimberly.Trammel@stocktonca.gov>  
Sent: Wednesday, August 14, 2019 1:19 PM 
To: Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov>; David Kwong <David.Kwong@stocktonca.gov> 
Cc: Nicole Mamorno <Nicole.Mamorno@stocktonca.gov> 
Subject: FW: Approval Tracking - RESPONSE FROM CITY STAFF TO THE MAYOR’S TASK FORCE ON AFFORDABLE AND 
WORKFORCE HOUSING RECOMMENDATIONS 
 
I'm reading through the recommendations and staff responses and found a sentence that no longer makes sense with 
multiple edits.  Can you help me figure out how to fix it? It is on page 13 of Attachment A - " A mobile home park land 
use and is subject to an Administrative Use Permit."  Below is the rest of the paragraph.  
 
Recommendation No. 19: Work with factory-built manufactured home and modular housing companies to educate local 
regulatory bodies unfamiliar with these housing types. 
 
Response: 
Staff requests additional information to address the recommendation. Development Code already allows by-right (no 
conditional use permit) single-family housing, including modular or manufactured home types in residential zoning 
districts.   
 
 
 
Please replace this paragraph-- 
A mobile home park land use and is subject to an Administrative Use Permit.  
Staff intends on making changes through the development code update to remove the administrative use permit 
process for mobile home parks to streamline the process.  Additional education on modular construction can be provide 
to the public, stakeholders, and manufactured home builders through the California Department of Housing and 
Community Development website below. 
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With this one-- 
A mobile home park is classified in the city's development code as a land use which requires an Administrative Use 
Permit.  Staff intends on making changes through the development update process to remove the administrative use 
permit requirement to streamline the approval process.  In addition to mobile homes parks, other modular or factory 
built housing types are also allowed today.  This type of housing information can be provided through the main 
regulatory approval agency, namely, the California Department of Housing and Community Development.  The link to 
this information is provided below. 
 
 
 
 
 
 
If I finish the staff report before I hear back, I will send it on to City Attorney to keep it moving.    
 
Thanks, 
Kim 
  
-----Original Message----- 
From: Albert.Rivas@stocktonca.gov <Albert.Rivas@stocktonca.gov>  
Sent: Wednesday, August 14, 2019 11:49 AM 
To: Kimberly Trammel <Kimberly.Trammel@stocktonca.gov> 
Subject: Approval Tracking – Delegation 
 
CAUTION: This email originated from outside the City of Stockton.  Do not click any links or open attachments if this is 
unsolicited email. 
 
Kimberly Trammel 
 
File 19-5779 has been delegated to you by Kimberly Trammel for input or approval. 
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Connie Cochran

From: David Kwong
Sent: Monday, June 10, 2019 2:34 PM
To: Kevin Colin
Cc: Michael McDowell
Subject: automall drive/telestar  mobile home park AUP status

Kevin, can you or your staff provide me a status on the AUP for this project.  Thanks, David 
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Connie Cochran

From: David Kwong
Sent: Tuesday, April 16, 2019 1:30 PM
To: Lori Asuncion
Cc: Michael McDowell; Kevin Colin
Subject: RE: GENERAL PLAN AMENDMENT FOR MOBILE HOME PARK

Mike and Kevin.  No GPA is required and only CEQA exemption is needed for the processing of the AUP.  We have 
conveyed this to Steve Herum, the applicant’s attorney.  Please ask staff to communicate with both the applicant and his 
attorney in emails during the processing of this application.  Please let me know if you have questions.  Thanks, David 
 

From: Lori Asuncion <Lori.Asuncion@stocktonca.gov>  
Sent: Tuesday, April 16, 2019 1:27 PM 
To: Scott Carney <Scott.Carney@stocktonca.gov>; David Kwong <David.Kwong@stocktonca.gov> 
Cc: John Luebberke <John.Luebberke@stocktonca.gov> 
Subject: RE: GENERAL PLAN AMENDMENT FOR MOBILE HOME PARK 
 
Scott, 
 
David and I just got off the phone with Steve Herum. We conveyed our revised position as detailed below. 
Steve was happy with the outcome and will advise his client accordingly. David K. & Co. will let the 
applicant/Herum know if anything additional is required re: the application itself.  
 
Lori 
 
From: Scott Carney <Scott.Carney@stocktonca.gov>  
Sent: Tuesday, April 16, 2019 1:17 PM 
To: David Kwong <David.Kwong@stocktonca.gov>; Lori Asuncion <Lori.Asuncion@stocktonca.gov> 
Subject: Fw: GENERAL PLAN AMENDMENT FOR MOBILE HOME PARK 
 
FYI 
 

From: Scott Carney 
Sent: Tuesday, April 16, 2019 1:15 PM 
To: Kurt Wilson 
Cc: John Luebberke 
Subject: Fw: GENERAL PLAN AMENDMENT FOR MOBILE HOME PARK  
  
Director Kwong and Asst CAO Asuncion talked with Herum yesterday.  Based on the discussion, there is a 
better understanding of the interconnections with state process to review mobile home parks.  As a 
consequence, the CDD is able to process the Administrative Use Permit application without consideration of 
density, which will be part of state review, and the CEQA requirements will be met with an applicable 
exemption. 
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This project application is being processed without extraordinary effort of less workload than anticipated. 
Should be on track and will provide update if there are later issues. 
 
S 
 

From: Scott Carney 
Sent: Thursday, April 11, 2019 6:10 PM 
To: Kurt Wilson 
Cc: John Luebberke; David Kwong 
Subject: Fwd: GENERAL PLAN AMENDMENT FOR MOBILE HOME PARK  
  
CDD staff determined that the General Plan amendment and CEQA requirements for a proposed mobile home park 
would be significant. If initiated by COS these efforts would detract from other priorities. The CDD Director and Asst CAO 
will discuss with applicant’s attorney next week. Applicant would be required to submit application, complete necessary 
CEQA and pay fees (approx $4000). The Mayor made inquiry about project, and inquired about City initiating the 
General Plan amendment. This is an option, but detracts from existing workload and normal process is applicant driven. 
 
Please let us know if there are additional questions. 
 
S 
 
 
Begin forwarded message: 

From: Scott Carney <Scott.Carney@stocktonca.gov> 
Date: April 11, 2019 at 17:59:54 PDT 
To: David Kwong <David.Kwong@stocktonca.gov> 
Cc: Lori Asuncion <Lori.Asuncion@stocktonca.gov> 
Subject: Re: GENERAL PLAN AMENDMENT FOR MOBILE HOME PARK 

Consistent with prior direction, staff would only initiate if minimal impact to existing workload. I’ll 
communicate with the City Manager, and please discuss with the applicant next week to see if there is 
different perspective on CEQA. 
 
S 
 
On Apr 11, 2019, at 17:10, David Kwong <David.Kwong@stocktonca.gov> wrote: 

Scott, 
Steve Herum represents an applicant proposing a 350 space mobile home park in 
northeast Stockton on about 20 acres.  The site is currently designated in the 
general plan as Low Density Residential which allows up to 8.7 dwelling unit to 
the acre.  The corresponding zoning designation is Medium Density which allows 
up to 17.4 dwelling units to the acre.  The proposal will need a general plan 
amendment from low density residential to medium density residential and the 
associated CEQA analysis.  Staff will evaluate the general plan amendment 
regardless of whether it is initiated by the City or the developer.   
  
However, the CEQA analysis will require the use of a consultant and 
management of the scope and work.  Additionally, if more detailed analysis is 
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triggered, this will require even more staff time and oversight.  For example, if 
additional components of CEQA work such as a traffic analysis are needed, then 
the scope of the contract and CEQA work that needs to be managed becomes 
more extensive as well. 
  
I recommend that the applicant initiate the application and that staff follow its 
normal process with regard to the general plan amendment and associated 
CEQA work.  In speaking with my staff, we are at capacity and any additional city 
initiative (even positive ones such as this one) to our planned program will have 
a significant impact on our ability to provide an appropriate level of customer 
service to all of our internal and external customers, planning commission, and 
city council.  I will, of course, adjust priorities given your direction.  I appreciate 
your consideration and appreciate your thoughts. 
  
Thanks, David 
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Connie Cochran

From: David Kwong
Sent: Monday, April 15, 2019 2:33 PM
To: Steve Herum
Subject: Initial Study/MND for prior project off Auto Center Circle
Attachments: IS-Neg Dec Public Review- Montage Condominiums.pdf

Steve, attached is the public draft IS-ND that was prepared for the previous project on the site of the proposed Mobile 
Home Park project.  Thanks, David 
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Connie Cochran

From: David Kwong
Sent: Sunday, April 14, 2019 9:47 PM
To: Lori Asuncion
Subject: joint phone call with Steve Herum

Lori, if you are available Tuesday, maybe after or during our one on one meeting, I would like to call Steve Herum 
regarding the mobile home park GPA project.  Please let me know if that works for you.  I will schedule it with Steve H 
tomorrow if that works.  Thanks, David 
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Connie Cochran

From: David Kwong
Sent: Thursday, April 11, 2019 4:59 PM
To: Michael McDowell
Subject: FW: IS10-06

Fyi for mobile home park 
 

From: Jobi Adams <Jobi.Adams@stocktonca.gov>  
Sent: Thursday, April 11, 2019 3:18 PM 
To: David Kwong <David.Kwong@stocktonca.gov> 
Subject: FW: IS10-06 
 
Allison found the documents for us! 
 

From: Allison Holmstedt <Allison.Holmstedt@stocktonca.gov>  
Sent: Thursday, April 11, 2019 3:16 PM 
To: Jobi Adams <Jobi.Adams@stocktonca.gov> 
Subject: IS10-06 
 
G:\CDD\priv\LIBRARY\CEQA and IS DOCUMENTS\Montage Condominiums 
 
 
 

 

Allison Holmstedt, Assistant Planner 
City of Stockton, Community Development Department  
345 N. El Dorado Street, Stockton CA 95202 
Office: 209.937.8267 
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Connie Cochran

From: David Kwong
Sent: Thursday, April 11, 2019 12:06 PM
To: Lori Asuncion
Cc: Michael McDowell
Subject: RE: FYI

Lori, do you have time to talk this afternoon regarding an email I am drafting to Steve Herum.  It’s regarding regarding 
CEQA and CEQA work needed on the proposed mobile home park at Telstar.  I’ll have a draft to you in an hour or 
so.  Also would like for you to join me in a call to Steve Herum afterwards.  This assumes (Scott and Kurt have approved 
my communications and informed the Mayor’s office.  Also hoping you can touch bases with John L to make sure he is 
ok with it or have any different ideas.   Thanks, David 
 

From: Lori Asuncion <Lori.Asuncion@stocktonca.gov>  
Sent: Wednesday, April 10, 2019 4:20 PM 
To: David Kwong <David.Kwong@stocktonca.gov> 
Cc: Michael McDowell <Michael.McDowell@stocktonca.gov>; Stephanie Ocasio <Stephanie.Ocasio@stocktonca.gov> 
Subject: FYI 
 

David,  
 
As a reminder from our conversation last week, I am out of the office tomorrow and 
unavailable the first half of the day. I will be checking and responding to email as I am able.  
 
Lori Asuncion 
 
Lori Asuncion 
Assistant City Attorney 
Office of the City Attorney 
CITY OF STOCKTON 
425 N. El Dorado Street, 2nd Floor 
Stockton, CA  95202-1997 
(209)  937-8936 
Lori.Asuncion@stocktonca.gov 
 
This email transmission and any documents, files or previous email messages attached to it may contain confidential information that is legally 
privileged and is intended for the designated recipient only.  Recipients should not file copies of this e-mail with publicly accessible written or 
electronic records.  If you have received this email in error, please notify us immediately by telephone at the number shown above.  Thank you. 
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Connie Cochran

From: David Kwong
Sent: Tuesday, April 2, 2019 11:03 AM
To: Lori Asuncion; Michael McDowell; Kevin Colin
Cc: Scott Carney
Subject: FW: mobile home park project off of Holman

FYI. 
 

From: David Kwong  
Sent: Tuesday, April 2, 2019 11:02 AM 
To: 'Steve Herum' <sherum@herumcrabtree.com> 
Subject: mobile home park project off of Holman 
 
Steve, thank you for the phone call this morning.  I wanted to confirm our discussions that you would like for the city to 
initiate a general plan amendment on your client’s behalf to further the 16 acre manufactured home (mobile home 
park) site off of Holman and Telstar.  My staff and I are working on this question and I will communicate further with you 
on this proposal by the end of the week.  Specifically the general plan amendment will be to amend the site’s land use 
designation from low density to medium density.  I believe you were also going to provide some follow up calculations 
on the number of units that would located on the site after calculating the street (telstar) back into the project. 
 
Respectfully, David 
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Connie Cochran

From: Thomas Pace
Sent: Thursday, March 30, 2017 11:20 AM
To: heatherolsen@u.boisestate.edu
Cc: David Tolliver; Mark Martin
Subject: RE: mobile home living study at Boise State University

Follow Up Flag: Follow up
Flag Status: Completed

Ms. Olsen: 
 
I am not aware of any particular procedure that would involve the City of Stockton for a mobile home park owner to sell, 
convert, or close the park, other than any related zoning or subdivision application that might be required. For example, 
if the park were to be closed and the land rezoned to another use, then a public hearing process would be held by the 
City’s Planning Commission and City  
Council. However, if the park were closed and the land re-used in a way that did not require subdivision, a zoning 
permit, or rezoning, then we might not require any special notice or hearing process. 
 
As a practical matter, I’m not aware of any mobile home parks attempting to close or do any of these things over the 
past couple of years. 
 
Thomas S. Pace 
Deputy Community Development Director 
City of Stockton 
Community Development Department 
345 N. El Dorado Street 
Stockton, CA 95202 
Direct: (209) 937-8446 
 
 
 
From: Heather Olsen [mailto:heatherolsen@u.boisestate.edu]  
Sent: Wednesday, March 29, 2017 6:55 PM 
To: David Tolliver <David.Tolliver@stocktonca.gov> 
Subject: mobile home living study at Boise State University 
 
Hello Mr. Tolliver, 
 
I am unsure if you might be the right person to contact about this, but hopefully you can point me in the right direction if not.  
 
My name is Heather Olsen and I'm a graduate student in the master's of public administration program at Boise State University.  I, along 
with four of my colleagues, are compiling a report on mobile home living in our area.  I am doing a comparative policy study of five western 
cities similar in population size, median income, cost of living, and cost of housing. Stockton is one of our comparison cities.  
 
I have already done research on the state's mobile home residency law and have also located the city's housing plans. Today I spoke to the 
San Joaquin Housing Authority, but they did not think they had information related to my team's subject.  Specifically, we are looking at 
trends in mobile home park closures and sales that displace home owners. California state statute indicates that a park owner must notify 
home owners that they are going to appear before a local government, board, or commission to get approval to sell, convert, or close the park. 
Statute seemed to indicate that local permits were not required, but is generally the cases in most cities in California.  Can you tell me if 
Stockton requires park owners to go through this approval process before listing a park for sale or closing it?  Additionally, are there any 
issues around mobile home living or park closures specifically in Stockton that might be of interest to us?  
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I would greatly appreciate any direction you can give us in terms of resources, data in regards to mobile home park closures, etc.  Thank you 
in advance for your time.   
 
Thank you, 
Heather Olsen 
MPA student 
Boise State University 
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Connie Cochran

From: David Tolliver
Sent: Thursday, March 30, 2017 10:01 AM
To: Heather Olsen
Subject: RE: mobile home living study at Boise State University

Very good! 
 
From: Heather Olsen [mailto:heatherolsen@u.boisestate.edu]  
Sent: Thursday, March 30, 2017 9:57 AM 
To: David Tolliver <David.Tolliver@stocktonca.gov> 
Subject: Re: mobile home living study at Boise State University 
 
Thanks!  I must have not sent the follow up from last night saying I found Lorraine Islas' contact information 
right after I emailed you, and she got right back to me.  So I think I'm good!  Thank you!  
 
~Heather 
 
 
On Thu, Mar 30, 2017 at 10:42 AM David Tolliver <David.Tolliver@stocktonca.gov> wrote: 

Hi Heather,  

  

As a fellow graduate student, I want to thank you for reaching out. I am not sure how to answer your questions best 
and I have passed it on to our Planning Division Director and Business Operations Director. I’m certain they will have a 
more informed answer.  

  

Full disclosure: Today is my last day with the department as I am moving over to our Community Services Department. 
However, I want to make sure you get what you need. If you don’t hear from the Community Development Department 
in a week, please let me know and I’ll follow up.  

  

I wish you – and your group – much success in your project and schooling in general.  

  

Best Regards,  

  

David 
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David Tolliver 

City of Stockton 

Community Development Department 

Program Manager II  

(209) 937-8310 

  

  

  

From: Heather Olsen [mailto:heatherolsen@u.boisestate.edu]  
Sent: Wednesday, March 29, 2017 6:55 PM 
To: David Tolliver <David.Tolliver@stocktonca.gov> 
Subject: mobile home living study at Boise State University 

  

Hello Mr. Tolliver, 

  

I am unsure if you might be the right person to contact about this, but hopefully you can point me in the right direction if not.  

  

My name is Heather Olsen and I'm a graduate student in the master's of public administration program at Boise State University.  I, along 
with four of my colleagues, are compiling a report on mobile home living in our area.  I am doing a comparative policy study of five 
western cities similar in population size, median income, cost of living, and cost of housing. Stockton is one of our comparison cities.  

  

I have already done research on the state's mobile home residency law and have also located the city's housing plans. Today I spoke to the 
San Joaquin Housing Authority, but they did not think they had information related to my team's subject.  Specifically, we are looking at 
trends in mobile home park closures and sales that displace home owners. California state statute indicates that a park owner must notify 
home owners that they are going to appear before a local government, board, or commission to get approval to sell, convert, or close the 
park. Statute seemed to indicate that local permits were not required, but is generally the cases in most cities in California.  Can you tell me 
if Stockton requires park owners to go through this approval process before listing a park for sale or closing it?  Additionally, are there any 
issues around mobile home living or park closures specifically in Stockton that might be of interest to us?  

  

I would greatly appreciate any direction you can give us in terms of resources, data in regards to mobile home park closures, etc.  Thank you 
in advance for your time.   

  

Thank you, 



3

Heather Olsen 

MPA student 

Boise State University 
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Connie Cochran

From: Matt Diaz
Sent: Wednesday, March 31, 2021 5:06 PM
To: Kari McNickle; Tristan Osborn; Even Marcelo; Michael McDowell; Dodgie Vidad
Subject: RE: Model Trip Length Adjustments Memo
Attachments: Traffic Study - Auto Center Drive.pdf

Hello All, 
 
Sorry for the delay, but to summarize traffic comments. The comments below will be sent to our consultant, so please 
edit if I missed something. Even/Doggie, if ok, I was going to attach your comments for our Rincon team.   

Thanks again everyone for the fast turnaround.  
 
VMT 

 The conclusion should be tiered from City 15% reduction baseline (CAP, EGEIR) and not the COGs.  
 VMT defined criteria for impacts (i.e. per capita) should be based on households per OPR guidelines. The current 

plan uses population.  I will see if there are any threshold outlines in the CAP or GPEIR associated traffic studies.  
 We can include a COG comparison to cover that discussion, but the emphasis should be on the City’s adopted 

15% baseline.  
 For VMT/trip calculations, we should assume MDR based on the proposed general plan amendment (LDR to 

MDR). While mobile homes may be calculated as single-family homes, the site’s medium density designation 
should drive the mobile home conversation to be considered an allowable medium density use.  

 
LOS (see attached)  

 Needs intersection analysis  
 (comment about update traffic signal)- is that for this project? Do we have the authority for offsite 

improvements? 
 Other comments attached.  

 
 
Other 

 The CEQA thresholds should focus on VMT. Traffic will definitely come up in the meeting, but most probably do 
not understand VMT enough to comment. Our analysis should be strong enough to stand a challenge and 
counter-study should the opposition team get that far.  

 
 
 

 

Matt Diaz, AICP 
ADVANCED PLANNING MANAGER  
Office: 209.937.8561  Direct: 209.937.8598 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
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From: Kari McNickle <K.McNickle@fehrandpeers.com>  
Sent: Thursday, March 25, 2021 4:44 PM 
To: Matt Diaz <Matt.Diaz@stocktonca.gov>; Tristan Osborn <Tristan.Osborn@stocktonca.gov> 
Cc: Even Marcelo <Even.Marcelo@stocktonca.gov> 
Subject: Model Trip Length Adjustments Memo 
 
CAUTION: This email originated from outside the City of Stockton.  Do not click any links or open attachments if this is unsolicited 
email. 
So it’s fresh in your inbox - gateway adjustments memo for the model.  
 
 
  
Kari McNickle 
Senior Transportation Planner 
D  925.357.3374  |  C 209.406.3951 
k.mcnickle@fehrandpeers.com 
  

 
 



GHD 

2200 21st Street, Sacramento, California 95818 USA 
T 916 782 8688  F 916 782 8689  W www.ghd.com 

February 8, 2021 

To: Rincon Consultants Project: Stockton Auto Center Circle Mobile 
Home Project 

From: Todd Tregenza, AICP 
Rosanna Southern, EIT 

Ref/Job No.: 11222590 

CC: City of Stockton File No.: 11222590-MEM001.DOCX 

Subject: Traffic Impact Analysis and Supplemental Operational Analysis 

1. Introduction

The City of Stockton has tasked GHD, Inc., sub-consultant to Rincon Consultants, with performing a vehicle 

miles traveled (VMT) impact analysis and operational analysis of the proposed Stockton Auto Center Circle 

Mobile Home Park development, hereafter referred to as the “Project”, pursuant to SB 743 and local policy. 

Under SB 743, Level of Service (LOS) is no longer considered as the metric for environmental transportation 

impacts under the California Environmental Quality Act (CEQA), but rather VMT. This memorandum also 

includes traffic operational analysis results with LOS as the metric, consistent with City of Stockton 

Transportation Impact Analysis Guidelines (2003). 

The proposed Project, which consists of 316 mobile home dwelling units, is in the northeastern portion of the 

City on a currently vacant property west of Holman Road at Auto Center Circle. Single-family homes abut the 

Project site to the south. The Stockton Auto Mall and related auto-oriented/commercial land uses are located 

to the north of the Project site. Automobile dealerships abut the Project’s eastern boundary and front Holman 

Road. This Project will require a General Plan amendment and proposes to change the Project site’s land 

use designation from Low Density Residential to Medium Density Residential. Figure 1.1 presents the study 

area map and project location. 

This technical memorandum has been prepared to conduct the transportation impact analysis for the 

proposed project, document the technical data and methodologies utilized in the VMT and LOS analyses, 

and serve as a technical supplement to the environmental document. As part of this study, GHD has 

reviewed available guidance and documentation from the City of Stockton to identify any draft or advisory 

VMT baseline estimates and/or threshold recommendations. In coordination with City staff, and absent 

adopted or guiding threshold values, GHD has presumed a reduction of 15% below regional baseline as the 

VMT impact threshold consistent with the Governor’s Office of Planning and Research (OPR) Technical 

Advisory On Evaluating Transportation Impacts in CEQA (December 2018) and CEQA guidelines. Based on 

coordination with the City of Stockton, the San Joaquin Council of Governments Regional Travel Demand 

Model (SJCOG RTDM, 2019) was utilized to estimate baseline and project-level VMT per capita.  DRAFT

http://www.ghd.com/
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2. VMT Regulatory Framework & Methodology 

SB 743 was signed into law in 2013, with the intent to better align California Environmental Quality Act 

(CEQA) practices with statewide sustainability goals related to efficient land use, greater multi-modal 

choices, and greenhouse gas reductions. The provisions of SB 743 became effective statewide on July 1, 

2020. Under SB 743, automobile delay, traditionally measured as level of service (LOS), is no longer 

considered an environmental impact under CEQA. Instead, impacts are determined by changes to VMT. 

VMT measures the number and length of vehicle trips made on a daily basis. VMT is a useful indicator of 

overall land use and transportation efficiency, where the most efficient system is one that minimizes VMT by 

encouraging shorter vehicle trip lengths, more walking and biking, or increased carpooling and transit. 

Measuring VMT requires estimating or measuring the full length of vehicle trips by purpose, such as 

commute trips or shopping trips that often cross between cities, counties, or states. For this reason, regional 

travel demand models, “big data,” and household travel surveys that are less limited by local agency 

boundaries are the preferred tools to estimate VMT under SB 743. 

2.1 VMT Threshold 

In December 2018, OPR released its Technical Advisory on Evaluating Transportation Impacts in CEQA 

(OPR’s Technical Advisory). OPR’s Technical Advisory identifies recommended VMT thresholds for different 

land use types, and screening criteria. Generally, OPR recommends a reduction of 15% or more in Baseline 

VMT per capita as the impact threshold for residential-based developments, as stated below. Residential 

development that would generate vehicle travel that is 15 or more percent below the existing residential VMT 

per capita, measured against the region or city, may indicate a less-than-significant transportation impact. 

“Recommended threshold for residential projects: A proposed project exceeding a level of 15 

percent below existing VMT per capita may indicate a significant transportation impact. Existing VMT 

per capita may be measured as regional VMT per capita or as city VMT per capita. Proposed 

development referencing a threshold based on city VMT per capita (rather than regional VMT per 

capita) should not cumulatively exceed the number of units specified in the Sustainable 

Communities Strategy (SCS) for that city, and should be consistent with the SCS.” 

The City of Stockton 2018 Adopted General Plan makes reference to SB 743, and the need to measure the 

traffic impacts of future projects with VMT as a significance metric. However, the City has yet to establish 

VMT guidance and significance thresholds. The City is currently in the process of establishing VMT guidance 

and/or policies for implementing SB 743. In coordination with the City of Stockton, and in absence of adopted 

or guiding VMT threshold values for the City, the VMT analysis utilizes the recommended threshold of 15% 

below baseline (existing) regional VMT per capita for Project impact determination. 

2.2 OPR Recommended Screening Thresholds 

OPR’s Technical Advisory lists the following screening thresholds for land use projects. These types of 

development projects are presumed to have a less than significant impact on VMT and therefore, a less than 

significant adverse impact on transportation. OPR’s Technical Advisory suggests that lead agencies may 

screen out VMT impacts using project size, maps, transit availability, and provision of affordable housing. 
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• Projects that are consistent with the Sustainable Communities Strategy (SCS) or General Plan and 

generate or attract fewer than 110 daily trips (per CEQA). 

• Map-based screening for residential and office projects located in low VMT areas, and incorporate 

similar features (density, mix of uses, transit accessibility).  

• Certain projects within ½ mile of either an existing major transit stop1 or an existing stop along a high-

quality transit corridor2 (CEQA Guidelines Section 15064.3, subdivision (b)(1)). However, this will not 

apply if information indicates that the project will still generate high levels of VMT.  

• Affordable Housing Development in infill locations. 

• Locally-serving retail projects, typically less than 50,000 square feet (does not apply to this Project). 

The proposed Project is considered affordable housing, and it is in an infill location. OPR’s Technical 

Advisory has the following criteria for screening affordable housing: 

Presumption of Less Than Significant Impact for Affordable Residential Development  

“Adding affordable housing to infill locations generally improves jobs-housing match, in turn 

shortening commutes and reducing VMT. Further, “… low-wage workers in particular would be more 

likely to choose a residential location close to their workplace, if one is available.”3 In areas where 

existing jobs-housing match is closer to optimal, low income housing nevertheless generates less 

VMT than market- rate housing. Therefore, a project consisting of a high percentage of affordable 

housing may be a basis for the lead agency to find a less-than-significant impact on VMT. Evidence 

supports a presumption of less than significant impact for a 100 percent affordable residential 

development (or the residential component of a mixed-use development) in infill locations. Lead 

agencies may develop their own presumption of less than significant impact for residential projects 

(or residential portions of mixed-use projects) containing a particular amount of affordable housing, 

based on local circumstances and evidence. Furthermore, a project which includes any affordable 

residential units may factor the effect of the affordability on VMT into the assessment of VMT 

generated by those units.” 

The proposed Project could be presumed to have a less than significant impact on VMT, under OPR‘s 

Technical Advisory, due to it being 100 percent affordable housing in an infill location. However, the City has 

not identified these criteria based on local circumstances and evidence. Additionally, the Project is located 

within a ½ mile of an existing stop along a high-quality transit corridor. San Joaquin Regional Transit District 

maintains and operates fixed bus Route 43, which has a stop at Hammer Lane and Holman Road, and has 

14-15 minute headways in both directions during peak commute hours. Therefore, this Project could be 

presumed to cause a less than significant transportation impact, under OPR’s Technical Advisory. However, 

 
1 “major transit stop” - A major transit stop is a "site containing an existing rail, a ferry terminal served by bus or rail 

transit service, or intersection of two or more major bus routes with a frequency of service interval of 15 minutes or 
less during morning and evening peak hour commute". OPR, 2018. 

2 Pub. Resources Code, § 21155 (“For purposes of this section, a high-quality transit corridor means a corridor with fixed 
route bus service with service intervals no longer than 15 minutes during peak commute hours.”). 

3 Karner and Benner (2015) Low-wage jobs-housing fit: identifying locations of affordable housing shortages. 
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for thoroughness, a VMT impact analysis has been performed to confirm if the project-specific or location-

specific information would generate significant levels of VMT. 

2.3 CEQA Baseline Considerations 

Under CEQA, project impacts must be evaluated by comparing environmental conditions after project 

implementation to conditions at a point in time referred to as the baseline. The CEQA Guidelines Section 

15125 provides the following guidance for establishing the baseline: 

“An EIR must include a description of the physical environmental conditions in the vicinity of the 

project. This environmental setting will normally constitute the baseline physical conditions by which 

a lead agency determines whether an impact is significant. […] The purpose of this requirement is to 

give the public and decision makers the most accurate and understandable picture practically 

possible of the project's likely near-term and long-term impacts.” 

The CEQA Guidelines goes on to state that generally, the baseline is the environmental condition that exists 

at the time the notice of preparation is published or environmental analysis is commenced, from both a local 

and regional perspective. However, a lead agency may define the baseline by referencing historic conditions, 

as long as substantial evidence is provided that such a baseline is necessary to provide the most accurate 

picture practically possible of the project’s impacts given that existing conditions change or fluctuate over 

time.  

The baseline provided in this memorandum is estimated for the region, from the most recently updated 

SJCOG Travel Demand Model. 

2.4 VMT Methodology  

2.4.1 City of Stockton Model  

The City of Stockton General Plan Travel Demand Model (Stockton Model, 2017) is a trip-based model that 

utilizes the traditional four-step travel demand modelling method, a standard modelling process that uses 

land use inputs to determine trip generations and attractions, trip distribution, mode choice, and trip 

assignment. This model was considered for estimation of baseline VMT and project-level VMT estimates. 

However, the model boundary is limited by the City’s planning area (General Plan area) and does not 

account for the full length of trips with origins and destinations outside of the model boundary. 

2.4.2 SJCOG Regional Travel Demand Model 

The baseline provided in this memorandum is estimated from the most recently updated SJCOG Regional 

Travel Demand Model (SJCOG RTDM, VMIP-2, 2019), which has a base year of 2015 and a forecast year of 

2045. The SJCOG RTDM utilizes the traditional four-step travel demand modelling method, and covers San 

Joaquin County, Merced County, and Stanislaus County. This tri-county model processes land use data to 

produce trips by different trip purposes and modes. It outputs VMT throughout the model boundary and 

represents interregional travel. The SJCOG Model base year 2015 was utilized to estimate regional baseline 

Residential VMT, including cities. To estimate trips associated with Residential VMT, all home-based 
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vehicular trips were selected for a trip-based evaluation of VMT. The model’s socioeconomic inputs were 

utilized to estimate regional population and calculate VMT per capita. 

County External Trips 

The SJCOG model inputs and trip purposes for evaluation of VMT is limited to the boundary of the model 

area. To estimate baseline VMT, the total trip lengths of trips with origins or destinations outside of the model 

boundary must be accounted for. Each of the model’s external gateways has an assigned link distance, and 

accurately represents the average distance travelled for trips beyond the model boundary, based on local 

and interregional commute patterns and census data. By accounting for the assigned link distances, the 

baseline VMT calculation includes the full trip lengths of internal-external and external-internal trips. 

Project-Level VMT 

Project-level VMT was estimated using the SJCOG model, based on the average length of residential-based 

trips from the traffic analysis zone (TAZ) containing the Project site. Then the trip generation, calculated in 

this memorandum, was multiplied by this average trip length to determine the total Project VMT. The total 

VMT was divided by the estimated Project population to arrive at the VMT per capita. 

3. Project Description 

The Project proposes to develop a mobile home park at an approximately 18.52-acre site, consisting of three 

vacant parcels located at the western terminus of Auto Center Circle (private street), and 316 dwelling units 

per the Site Plan. Figure 3.1 presents the project Site Plan. 

3.1 Project Site Access 

The proposed site will provide one main access point via Auto Center Circle, through a gated access at the 

eastern border of the Project site, and a secondary access further east than the gated access. Several 

driveways within the Project site along Auto Center Circle will provide access to parking areas interior to the 

development. The Site Plan also shows on-street parking along Auto Center Circle. 
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3.2 Trip Generation 

Project trip generation has been estimated for the total number of dwelling units, 316 per the Site Plan. The 

daily and peak hour trip generation estimations were achieved by utilizing the Institute of Transportation 

Engineers (ITE) publication Trip Generation Manual (10th Ed.). Trip rates for the 316 dwelling units used the 

Land Use Code 240 for Mobile Home Park. In addition to the proposed Project, an estimation of trips 

generated for the current General Plan land use and zoning designation has been included for comparison. 

The current General Plan land use and zoning designation for the project site is Low Density Residential, 

which has a maximum density of 8.7 dwelling units per acre per the City’s Municipal Code. Based on the site 

size of 18.52 acres, an estimated 161 single-family dwelling units would be allowed within the Low Density 

Residential designation. 

Table 3.1 presents the Project trip generation, the trip generation under General Plan land use and zoning, 

and the difference between the two. As shown, the Project trip generation is 1,580 daily trips, 82 trips in the 

AM peak hour, and 145 trips in the PM peak hour. The Project is estimated to generate approximately 60 

additional daily trips compared to the General Plan land use. 

Table 3.1 Project Trip Generation 

Land Use Category 
(ITE Code) Unit1 

Daily Trip 
Rate/Unit2 

AM Peak Hour Trip 
Rate/Unit 

PM Peak Hour Trip 
Rate/Unit 

Total In % Out % Total In % Out % 

Single-Family Detached 
Housing (210) 

DU 9.44 0.74 25% 75% 0.99 63% 37% 

Mobile Home Park (240) DU 5.00 0.26 31% 69% 0.46 62% 38% 

Project Name 
Quantity 
(Units) 

Daily 
Trips 

AM Peak Hour Trips PM Peak Hour Trips 

Total In Out Total In Out 

General Plan Land Use 
(Low Density Residential) 

161 1,520 119 30 89 159 100 59 

Mobile Home Park 316 1,580 82 25 57 145 90 55 

Comparison Between 
Land Uses 

155 60 -37 -5 -32 -14 -10 -4

Notes: 

1. 1 ksf = 1,000 square feet   DU = dwelling unit 

2. Trip rates based on ITE Trip Generation Manual 10th edition average rates

3.3 Trip Distribution & Assignment 

The trip distribution and assignment described below are used only for the operational (LOS) analysis. 

Existing average daily traffic (ADT) volumes presented in the General Plan EIR were used to estimate the 

portion of trips travelling in each direction to and from the Project site and along the study roadway 

segments. Figure 3.2 presents the trip distribution for the Project-generated trips. DRAFT

Dodgie
Cloud

Dodgie
Text Box
Even, this brings up a good discussion.  How do we establish the impact from a new landuse.  Is it compared to the current zoning then we only assess the net increase?  Somehow this doesn't sound right since we have not fully mitigated the existing zoned condition...if nothing is currently built on the site in question.

Dodgie
Arrow



DRAFT

dyep
Arrow

dyep
Callout
Telstar should pick up some percentage too.

parviz
Callout
Upgrade the traffic signal equipment to today's standard and install vehicle pre-emption (Opticom system) 

Dodgie
Rectangle

Dodgie
Text Box
Future Carmax



11222590-MEM001.docx 10 

To calculate trip assignment, the trip distribution was applied to the estimated Project trip generation to 

determine the Project trips that travel in each direction. Table 3.2 presents the project-generated trips 

assigned to the adjacent roadways, for both Existing and Cumulative scenarios. 

Table 3.2 Project Trip Assignment 

Roadway Location 
% 

Distribution Existing Cumulative 

Holman Road south of Auto Center Circle* 10% 160 5 

Holman Road north of Auto Center Circle 90% 1,420 55 

Hammer Lane west of Holman Road 35% 550 20 

Hammer Lane east of Holman Road 36% 570 25 

Holman Road north of Hammer Lane* 19% 300 10 

*Not a study segment, but shown for reference of distributed trips.

These Project trips were superimposed onto the Existing conditions (2020) traffic volumes to derive the 

Existing Plus Project traffic volumes. The General Plan’s Cumulative (2040) scenario already assumes the 

Project site would be used for Low Density Residential dwelling units, so to calculate the Cumulative Plus 

Project traffic volumes on the adjacent roadway segments, the volumes generated by the previously-

assumed General Plan land use had to be subtracted from the Cumulative No Project conditions ADT prior 

to superimposing the added Project trips. The Project trip values for Cumulative conditions shown in Table 

3.2 represent the net change in roadway volume that result from this calculation. 

4. VMT Analysis

This section presents the various findings of the VMT analyses conducted, based on the methodologies 

previously described, to evaluate and estimate baseline VMT.  

4.1 Baseline VMT 

Regional Baseline VMT, population, and VMT per capita information from the SJCOG model is provided in 

Table 4.1.  

Table 4.1 SJCOG Model Baseline VMT Metrics 

Total VMT Population VMT per Capita 
15% Below Baseline 

Threshold 

SJCOG Model (Regional) 18,784,680 627,371 29.9 25.5 

Based on the Regional model, the Baseline VMT per capita is 29.9 (including Cities), and the 15% below 

regional baseline threshold for determining Project impact significance is 25.5 VMT per capita.  

4.2 Project VMT 

Project total VMT is determined by multiplying the Project’s trip generation by the average trip length of the 

model TAZ where the Project is located. The Project population was estimated based on the General Plan 

rate for average persons per household in the City of Stockton (3.23 persons per household). The total VMT 

divided by the estimated Project population yields the Project’s estimated VMT per capita, which is 
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compared to the regional threshold to determine impact significance. Table 4.2 presents the Project’s VMT 

evaluation and estimated VMT per capita compared to the regional threshold. 

Table 4.2 Project-Level VMT 

Project 
Trips 

Average 
Trip Length 
(mi) 

Project Total 
VMT Population 

Project VMT per 
Capita 

SJCOG Model 
Regional Threshold 

1,580 14.3 22,594 1,021 22.1 25.5 

As shown, the Project VMT per capita of 22.1 is lower than the estimated Regional threshold, and is 

presumed to cause a less than significant transportation impact. 

5. LOS Analysis Parameters & Methodologies 

5.1 Level of Service (LOS) Methodologies 

Traffic operations were quantified through the determination of "Level of Service" (LOS). Level of Service is a 

qualitative measure of traffic operating conditions, whereby a letter grade "A" through "F" is assigned to an 

intersection, or roadway segment, representing progressively worsening traffic conditions. LOS "A" 

represents free-flow operating conditions and LOS "F" represents over-capacity conditions. Levels of Service 

was calculated for all study locations using the methods documented in the Transportation Research Board 

Publication Highway Capacity Manual, Sixth Edition, A Guide for Multimodal Mobility Analysis, 2016 (HCM 

6). 

Table 5.1, presents the LOS traffic volume thresholds in terms of bi-directional average daily traffic (ADT). 

These thresholds are found in the Envision Stockton 2040 General Plan Update and Utility Master Plan 

Supplements Final EIR and Mitigation Monitoring and Reporting Program. 
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Table 5.1 Level of Service (LOS) Criteria for Roadways 

Facility Class & 
Lanes 

Two-way Average Daily Traffic (ADT) Threshold 

LOS A LOS B LOS C LOS D LOS E 

6-Lane Freeway < 41,400 < 67,800 < 95,400 < 116,100 < 129,600 

4-Lane Freeway < 27,600 < 45,200 < 63,600 < 77,400 < 86,400 

8-Lane Arterial < 38,100 < 42,300 < 53,300 < 66,600 < 78,400 

6-Lane Arterial < 28,800 < 32,000 < 40,300 < 50,400 < 59,300 

4-Lane Arterial < 18,600 < 20,600 < 26,000 < 32,500 < 38,200 

2-Lane Arterial < 8,400 < 9,300 < 11,800 < 14,700 < 17,300 

4-Lane Collector < 17,600 < 19,600 < 24,700 < 30,900 < 36,300 

2-Lane Collector < 6,400 < 7,100 < 9,000 < 11,300 < 13,200 

Notes: 

1. LOS F is characterized by ADT greater than the threshold listed under ‘LOS E’. 

2. Source: "Existing" Area Type from Table A-1, Stockton General Plan Update, Existing 
Conditions Technical Memorandum: Transportation, 2016. Based on Highway Capacity Manual, 
Transportation Research Board. 
3. All volumes are approximate and assume ideal roadway characteristics. Actual threshold 
volumes for each Level of Service listed above may vary depending on a variety of factors 
including (but not limited to) roadway curvature and grade, intersection or interchange spacing, 
driveway spacing, percentage of trucks and other heavy vehicles, travel lane widths, signal 
timing characteristics, on-street parking, volume of cross traffic and pedestrians, etc. 

5.1.1 Level of Service Policies 

City of Stockton 

The Envision Stockton 2040 General Plan contains the following Level of Service policy: 

Action TR-4.1A 

Strive for Level of Service (LOS) D or better for both daily roadway segment and peak hour 

intersection operations, except when doing so would conflict with other land use, environmental, or 

economic development priorities… 

This policy also includes a list of locations where there are exceptions to the typical LOS threshold of LOS D: 

Strive for different LOS standards along the following corridors due to physical constraints that limit 

the improvements that can be constructed: 

• Hammer Lane, West Lane to Holman Road − LOS E 

6. Operational (LOS) Analysis 

6.1 Existing Conditions 

The Existing conditions describe the existing transportation facilities serving the project site and establish the 

traffic conditions which currently exist for those facilities. Existing conditions is the analysis scenario in which 
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current operations at study locations are analyzed and establishes the baseline traffic operations for the 

proposed project impact analysis. 

6.1.1 Existing Roadway LOS 

Existing weekday daily traffic volumes were derived for 2020 using straight line growth between volumes 

presented for years 2016 and 2040 in the Envision Stockton 2040 General Plan Final Environmental Impact 

Report (FEIR, 2018). Table 6.1 presents a summary of the LOS at each study location during the Existing 

(2020) conditions, with LOS also calculated for the 2016 volumes for comparison.  

Table 6.1 Existing Conditions Roadway Operations 

# Street Start End 
Facility 
Type 

Target 
LOS 

2016 
ADT LOS 

2020 
ADT 

Estimate LOS 

1 Hammer Lane SPRR Holman 
Road 

8-Lane
Arterial

E 38,240 B 38,851 B 

2 Hammer Lane Holman 
Road 

SR 99 8-Lane
Arterial

D 36,690 A 37,277 A 

3 Holman Road Auto 
Center 

Auto 
Center 

6-Lane
Arterial

D 16,570 A 16,836 A 

As presented in Table 6.1, all three study roadway locations operate at acceptable LOS under Existing 

(2020) conditions. 

6.1.2 Existing Plus Project Roadway LOS 

Existing Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed onto the existing “background” traffic volumes. Traffic impacts 

associated with the proposed development are investigated in comparison to the Existing Conditions. 

Table 6.2 presents a summary of the LOS at each study location during the Existing Plus Project conditions. 

Table 6.2 Existing Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2020 Plus 
Project 

ADT 
Estimate LOS 

1 Hammer Lane SPRR Holman Road 8-Lane Arterial E 39,401 B 

2 Hammer Lane Holman Road SR 99 8-Lane Arterial D 37,847 A 

3 Holman Road Auto Center Auto Center 6-Lane Arterial D 18,256 A 

As presented in Table 6.2, all study roadway locations operate at acceptable LOS under Existing Plus 

Project conditions. DRAFT
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6.2 Cumulative Conditions 

Cumulative conditions refer to the analysis scenario which reflects future conditions represented by local and 

regional growth in approximately 20 years. 

In coordination with the City, the Cumulative conditions scenario is based on the proposed General Plan 

network, which includes the following roadway improvements: 

• Hammer Lane reduced in travel width to 6 lanes

• Holman Road reduced in travel width to 4 lanes

6.2.1 Cumulative Roadway LOS 

Table 6.3 presents a summary of the LOS at each study location during the Cumulative No Project 

conditions.  

Table 6.3 Cumulative No Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 
ADT 

General 
Plan LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,200 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,500 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,100 A 

As presented in Table 6.3, all study roadway locations operate at acceptable LOS under Cumulative No 

Project conditions. 

6.2.2 Cumulative Plus Project Roadway LOS 

Cumulative Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed on 2040 No Project traffic volumes and analyzed using the lane 

geometrics as listed under Cumulative No Project conditions. Table 6.4 presents a summary of the LOS at 

each study location during the Cumulative Plus Project conditions. 

Table 6.4 Cumulative Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 Plus
Project ADT LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,220 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,525 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,155 A 

As presented in Table 6.4, all study roadway locations operate at acceptable LOS under Cumulative Plus 

Project conditions. DRAFT
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7. Conclusion 

Based on the VMT analysis contained herein, the proposed Mobile Home Park at Auto Center Circle in 

Stockton is estimated to have a VMT per capita of 22.1, which is lower than the estimated Regional 

threshold of 25.5 VMT per capita. Additionally, the Project is an affordable housing project located in an infill 

location, and is also located within ½ mile of a stop along a high-quality transit corridor. The Project is 

presumed to cause a less than significant transportation impact. 

Based on the operational analysis contained herein, the study locations are anticipated to maintain 

acceptable level of service with or without the addition of Project traffic under the following scenarios: 

• Existing conditions  

- Hammer Lane – LOS A/B 

- Holman Road – LOS A 

• Existing Plus Project conditions  

- Hammer Lane – A/B 

- Holman Road – LOS A 

• Cumulative No Project conditions  

- Hammer Lane – C/B 

- Holman Road – LOS A 

• Cumulative Plus Project conditions 

- Hammer Lane – C/B 

- Holman Road – LOS A 
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Connie Cochran

From: Parviz Chitsazan
Sent: Thursday, March 11, 2021 5:13 PM
To: Dodgie Vidad; Dennis Yep
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA
Attachments: 11222590-MEM001.pdf; 20-10384 Auto Center Drive Mobile Home HRA.pdf

I started a blue beam session.  It expire on 3/17/2021 
 
Thanks, 

 
Parviz Chitsazan  
Senior Civil Engineer  

  City of Stockton 
Public Works Department 
22 E. Weber Ave, 3rd Floor 
Stockton  CA 95202 
(209)-937-8243 
Fax (209)-937-8277 
parviz.chitsazan@stocktonca.gov 
 
 
 
 

From: Dodgie Vidad <Dodgie.Vidad@stocktonca.gov>  
Sent: Thursday, March 11, 2021 1:20 PM 
To: Dennis Yep <Dennis.Yep@stocktonca.gov>; Parviz Chitsazan <Parviz.Chitsazan@stocktonca.gov> 
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA 
 
Checking in on this if you have comments. 
thanks 
 

From: Dodgie Vidad  
Sent: Tuesday, February 16, 2021 6:02 PM 
To: Dennis Yep <Dennis.Yep@stocktonca.gov>; Parviz Chitsazan <Parviz.Chitsazan@stocktonca.gov> 
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA 
 
Please see attached…I already responded that one week is very optimistic.   
Thanks 
 

From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Tuesday, February 16, 2021 8:25 AM 
To: Even Marcelo <Even.Marcelo@stocktonca.gov>; Dodgie Vidad <Dodgie.Vidad@stocktonca.gov> 
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Cc: Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA 
 
Even/Dodgie – 
 
Please see attached traffic study. The consultant has requested a one-week turnaround, but please let me know if you 
need a couple extra days to review. Please send any comments/edits in whatever format is easiest for you. Thanks! 
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 

From: Matthew Maddox <mmaddox@rinconconsultants.com>  
Sent: Thursday, February 11, 2021 9:56 AM 
To: Tristan Osborn <Tristan.Osborn@stocktonca.gov>; Kari Zajac <kzajac@rinconconsultants.com> 
Cc: Matt Diaz <Matt.Diaz@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: RE: [EXT] Auto Center Drive - Traffic Study ETA 
 
CAUTION: This email originated from outside the City of Stockton.  Do not click any links or open attachments if this is unsolicited 
email. 
Tristan, 
 
Attached is the traffic memorandum GHD prepared. You can send to the engineering team to review when they are 
ready. If you or the engineering team has questions, let me know and I can share with GHD (Rosanna and Todd).  
 
Also, attached is the HRA for Air Quality that we prepared. Let us know any questions/clarifications or if we can provide 
anything else.  
 
Matt Maddox, AICP, Principal 
Rincon Consultants, Inc. 
Environmental Scientists | Planners | Engineers 
916-706-1374 x250 
916-204-9142 Mobile 
rinconconsultants.com 
 

 
 

From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Thursday, February 11, 2021 9:38 AM 
To: Matthew Maddox <mmaddox@rinconconsultants.com>; Kari Zajac <kzajac@rinconconsultants.com> 
Cc: Matt Diaz <Matt.Diaz@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: [EXT] Auto Center Drive - Traffic Study ETA 
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CAUTION: This email originated from outside of Rincon Consultants. Be cautious before clicking on any links, 
or opening any attachments, until you are confident that the content is safe . 
 
Matthew – 
 
I hope all is well. I know we were hoping to have the traffic study this week; are we still on track for that? I want to give 
our engineering team a head’s up on when they can expect the review period to start. Thanks! 
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 



GHD 

2200 21st Street, Sacramento, California 95818 USA 
T 916 782 8688  F 916 782 8689  W www.ghd.com 

February 8, 2021 

To: Rincon Consultants Project: Stockton Auto Center Circle Mobile 
Home Project 

From: Todd Tregenza, AICP 
Rosanna Southern, EIT 

Ref/Job No.: 11222590 

CC: City of Stockton File No.: 11222590-MEM001.DOCX 

Subject: Traffic Impact Analysis and Supplemental Operational Analysis 

1. Introduction

The City of Stockton has tasked GHD, Inc., sub-consultant to Rincon Consultants, with performing a vehicle 

miles traveled (VMT) impact analysis and operational analysis of the proposed Stockton Auto Center Circle 

Mobile Home Park development, hereafter referred to as the “Project”, pursuant to SB 743 and local policy. 

Under SB 743, Level of Service (LOS) is no longer considered as the metric for environmental transportation 

impacts under the California Environmental Quality Act (CEQA), but rather VMT. This memorandum also 

includes traffic operational analysis results with LOS as the metric, consistent with City of Stockton 

Transportation Impact Analysis Guidelines (2003). 

The proposed Project, which consists of 316 mobile home dwelling units, is in the northeastern portion of the 

City on a currently vacant property west of Holman Road at Auto Center Circle. Single-family homes abut the 

Project site to the south. The Stockton Auto Mall and related auto-oriented/commercial land uses are located 

to the north of the Project site. Automobile dealerships abut the Project’s eastern boundary and front Holman 

Road. This Project will require a General Plan amendment and proposes to change the Project site’s land 

use designation from Low Density Residential to Medium Density Residential. Figure 1.1 presents the study 

area map and project location. 

This technical memorandum has been prepared to conduct the transportation impact analysis for the 

proposed project, document the technical data and methodologies utilized in the VMT and LOS analyses, 

and serve as a technical supplement to the environmental document. As part of this study, GHD has 

reviewed available guidance and documentation from the City of Stockton to identify any draft or advisory 

VMT baseline estimates and/or threshold recommendations. In coordination with City staff, and absent 

adopted or guiding threshold values, GHD has presumed a reduction of 15% below regional baseline as the 

VMT impact threshold consistent with the Governor’s Office of Planning and Research (OPR) Technical 

Advisory On Evaluating Transportation Impacts in CEQA (December 2018) and CEQA guidelines. Based on 

coordination with the City of Stockton, the San Joaquin Council of Governments Regional Travel Demand 

Model (SJCOG RTDM, 2019) was utilized to estimate baseline and project-level VMT per capita.  DRAFT
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2. VMT Regulatory Framework & Methodology 

SB 743 was signed into law in 2013, with the intent to better align California Environmental Quality Act 

(CEQA) practices with statewide sustainability goals related to efficient land use, greater multi-modal 

choices, and greenhouse gas reductions. The provisions of SB 743 became effective statewide on July 1, 

2020. Under SB 743, automobile delay, traditionally measured as level of service (LOS), is no longer 

considered an environmental impact under CEQA. Instead, impacts are determined by changes to VMT. 

VMT measures the number and length of vehicle trips made on a daily basis. VMT is a useful indicator of 

overall land use and transportation efficiency, where the most efficient system is one that minimizes VMT by 

encouraging shorter vehicle trip lengths, more walking and biking, or increased carpooling and transit. 

Measuring VMT requires estimating or measuring the full length of vehicle trips by purpose, such as 

commute trips or shopping trips that often cross between cities, counties, or states. For this reason, regional 

travel demand models, “big data,” and household travel surveys that are less limited by local agency 

boundaries are the preferred tools to estimate VMT under SB 743. 

2.1 VMT Threshold 

In December 2018, OPR released its Technical Advisory on Evaluating Transportation Impacts in CEQA 

(OPR’s Technical Advisory). OPR’s Technical Advisory identifies recommended VMT thresholds for different 

land use types, and screening criteria. Generally, OPR recommends a reduction of 15% or more in Baseline 

VMT per capita as the impact threshold for residential-based developments, as stated below. Residential 

development that would generate vehicle travel that is 15 or more percent below the existing residential VMT 

per capita, measured against the region or city, may indicate a less-than-significant transportation impact. 

“Recommended threshold for residential projects: A proposed project exceeding a level of 15 

percent below existing VMT per capita may indicate a significant transportation impact. Existing VMT 

per capita may be measured as regional VMT per capita or as city VMT per capita. Proposed 

development referencing a threshold based on city VMT per capita (rather than regional VMT per 

capita) should not cumulatively exceed the number of units specified in the Sustainable 

Communities Strategy (SCS) for that city, and should be consistent with the SCS.” 

The City of Stockton 2018 Adopted General Plan makes reference to SB 743, and the need to measure the 

traffic impacts of future projects with VMT as a significance metric. However, the City has yet to establish 

VMT guidance and significance thresholds. The City is currently in the process of establishing VMT guidance 

and/or policies for implementing SB 743. In coordination with the City of Stockton, and in absence of adopted 

or guiding VMT threshold values for the City, the VMT analysis utilizes the recommended threshold of 15% 

below baseline (existing) regional VMT per capita for Project impact determination. 

2.2 OPR Recommended Screening Thresholds 

OPR’s Technical Advisory lists the following screening thresholds for land use projects. These types of 

development projects are presumed to have a less than significant impact on VMT and therefore, a less than 

significant adverse impact on transportation. OPR’s Technical Advisory suggests that lead agencies may 

screen out VMT impacts using project size, maps, transit availability, and provision of affordable housing. 
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• Projects that are consistent with the Sustainable Communities Strategy (SCS) or General Plan and 

generate or attract fewer than 110 daily trips (per CEQA). 

• Map-based screening for residential and office projects located in low VMT areas, and incorporate 

similar features (density, mix of uses, transit accessibility).  

• Certain projects within ½ mile of either an existing major transit stop1 or an existing stop along a high-

quality transit corridor2 (CEQA Guidelines Section 15064.3, subdivision (b)(1)). However, this will not 

apply if information indicates that the project will still generate high levels of VMT.  

• Affordable Housing Development in infill locations. 

• Locally-serving retail projects, typically less than 50,000 square feet (does not apply to this Project). 

The proposed Project is considered affordable housing, and it is in an infill location. OPR’s Technical 

Advisory has the following criteria for screening affordable housing: 

Presumption of Less Than Significant Impact for Affordable Residential Development  

“Adding affordable housing to infill locations generally improves jobs-housing match, in turn 

shortening commutes and reducing VMT. Further, “… low-wage workers in particular would be more 

likely to choose a residential location close to their workplace, if one is available.”3 In areas where 

existing jobs-housing match is closer to optimal, low income housing nevertheless generates less 

VMT than market- rate housing. Therefore, a project consisting of a high percentage of affordable 

housing may be a basis for the lead agency to find a less-than-significant impact on VMT. Evidence 

supports a presumption of less than significant impact for a 100 percent affordable residential 

development (or the residential component of a mixed-use development) in infill locations. Lead 

agencies may develop their own presumption of less than significant impact for residential projects 

(or residential portions of mixed-use projects) containing a particular amount of affordable housing, 

based on local circumstances and evidence. Furthermore, a project which includes any affordable 

residential units may factor the effect of the affordability on VMT into the assessment of VMT 

generated by those units.” 

The proposed Project could be presumed to have a less than significant impact on VMT, under OPR‘s 

Technical Advisory, due to it being 100 percent affordable housing in an infill location. However, the City has 

not identified these criteria based on local circumstances and evidence. Additionally, the Project is located 

within a ½ mile of an existing stop along a high-quality transit corridor. San Joaquin Regional Transit District 

maintains and operates fixed bus Route 43, which has a stop at Hammer Lane and Holman Road, and has 

14-15 minute headways in both directions during peak commute hours. Therefore, this Project could be 

presumed to cause a less than significant transportation impact, under OPR’s Technical Advisory. However, 

 
1 “major transit stop” - A major transit stop is a "site containing an existing rail, a ferry terminal served by bus or rail 

transit service, or intersection of two or more major bus routes with a frequency of service interval of 15 minutes or 
less during morning and evening peak hour commute". OPR, 2018. 

2 Pub. Resources Code, § 21155 (“For purposes of this section, a high-quality transit corridor means a corridor with fixed 
route bus service with service intervals no longer than 15 minutes during peak commute hours.”). 

3 Karner and Benner (2015) Low-wage jobs-housing fit: identifying locations of affordable housing shortages. 
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for thoroughness, a VMT impact analysis has been performed to confirm if the project-specific or location-

specific information would generate significant levels of VMT. 

2.3 CEQA Baseline Considerations 

Under CEQA, project impacts must be evaluated by comparing environmental conditions after project 

implementation to conditions at a point in time referred to as the baseline. The CEQA Guidelines Section 

15125 provides the following guidance for establishing the baseline: 

“An EIR must include a description of the physical environmental conditions in the vicinity of the 

project. This environmental setting will normally constitute the baseline physical conditions by which 

a lead agency determines whether an impact is significant. […] The purpose of this requirement is to 

give the public and decision makers the most accurate and understandable picture practically 

possible of the project's likely near-term and long-term impacts.” 

The CEQA Guidelines goes on to state that generally, the baseline is the environmental condition that exists 

at the time the notice of preparation is published or environmental analysis is commenced, from both a local 

and regional perspective. However, a lead agency may define the baseline by referencing historic conditions, 

as long as substantial evidence is provided that such a baseline is necessary to provide the most accurate 

picture practically possible of the project’s impacts given that existing conditions change or fluctuate over 

time.  

The baseline provided in this memorandum is estimated for the region, from the most recently updated 

SJCOG Travel Demand Model. 

2.4 VMT Methodology  

2.4.1 City of Stockton Model  

The City of Stockton General Plan Travel Demand Model (Stockton Model, 2017) is a trip-based model that 

utilizes the traditional four-step travel demand modelling method, a standard modelling process that uses 

land use inputs to determine trip generations and attractions, trip distribution, mode choice, and trip 

assignment. This model was considered for estimation of baseline VMT and project-level VMT estimates. 

However, the model boundary is limited by the City’s planning area (General Plan area) and does not 

account for the full length of trips with origins and destinations outside of the model boundary. 

2.4.2 SJCOG Regional Travel Demand Model 

The baseline provided in this memorandum is estimated from the most recently updated SJCOG Regional 

Travel Demand Model (SJCOG RTDM, VMIP-2, 2019), which has a base year of 2015 and a forecast year of 

2045. The SJCOG RTDM utilizes the traditional four-step travel demand modelling method, and covers San 

Joaquin County, Merced County, and Stanislaus County. This tri-county model processes land use data to 

produce trips by different trip purposes and modes. It outputs VMT throughout the model boundary and 

represents interregional travel. The SJCOG Model base year 2015 was utilized to estimate regional baseline 

Residential VMT, including cities. To estimate trips associated with Residential VMT, all home-based 
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vehicular trips were selected for a trip-based evaluation of VMT. The model’s socioeconomic inputs were 

utilized to estimate regional population and calculate VMT per capita. 

County External Trips 

The SJCOG model inputs and trip purposes for evaluation of VMT is limited to the boundary of the model 

area. To estimate baseline VMT, the total trip lengths of trips with origins or destinations outside of the model 

boundary must be accounted for. Each of the model’s external gateways has an assigned link distance, and 

accurately represents the average distance travelled for trips beyond the model boundary, based on local 

and interregional commute patterns and census data. By accounting for the assigned link distances, the 

baseline VMT calculation includes the full trip lengths of internal-external and external-internal trips. 

Project-Level VMT 

Project-level VMT was estimated using the SJCOG model, based on the average length of residential-based 

trips from the traffic analysis zone (TAZ) containing the Project site. Then the trip generation, calculated in 

this memorandum, was multiplied by this average trip length to determine the total Project VMT. The total 

VMT was divided by the estimated Project population to arrive at the VMT per capita. 

3. Project Description 

The Project proposes to develop a mobile home park at an approximately 18.52-acre site, consisting of three 

vacant parcels located at the western terminus of Auto Center Circle (private street), and 316 dwelling units 

per the Site Plan. Figure 3.1 presents the project Site Plan. 

3.1 Project Site Access 

The proposed site will provide one main access point via Auto Center Circle, through a gated access at the 

eastern border of the Project site, and a secondary access further east than the gated access. Several 

driveways within the Project site along Auto Center Circle will provide access to parking areas interior to the 

development. The Site Plan also shows on-street parking along Auto Center Circle. 
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3.2 Trip Generation 

Project trip generation has been estimated for the total number of dwelling units, 316 per the Site Plan. The 

daily and peak hour trip generation estimations were achieved by utilizing the Institute of Transportation 

Engineers (ITE) publication Trip Generation Manual (10th Ed.). Trip rates for the 316 dwelling units used the 

Land Use Code 240 for Mobile Home Park. In addition to the proposed Project, an estimation of trips 

generated for the current General Plan land use and zoning designation has been included for comparison. 

The current General Plan land use and zoning designation for the project site is Low Density Residential, 

which has a maximum density of 8.7 dwelling units per acre per the City’s Municipal Code. Based on the site 

size of 18.52 acres, an estimated 161 single-family dwelling units would be allowed within the Low Density 

Residential designation. 

Table 3.1 presents the Project trip generation, the trip generation under General Plan land use and zoning, 

and the difference between the two. As shown, the Project trip generation is 1,580 daily trips, 82 trips in the 

AM peak hour, and 145 trips in the PM peak hour. The Project is estimated to generate approximately 60 

additional daily trips compared to the General Plan land use. 

Table 3.1 Project Trip Generation 

Land Use Category 
(ITE Code) Unit1 

Daily Trip 
Rate/Unit2 

AM Peak Hour Trip 
Rate/Unit 

PM Peak Hour Trip 
Rate/Unit 

Total In % Out % Total In % Out % 

Single-Family Detached 
Housing (210) 

DU 9.44 0.74 25% 75% 0.99 63% 37% 

Mobile Home Park (240) DU 5.00 0.26 31% 69% 0.46 62% 38% 

Project Name 
Quantity 
(Units) 

Daily 
Trips 

AM Peak Hour Trips PM Peak Hour Trips 

Total In Out Total In Out 

General Plan Land Use 
(Low Density Residential) 

161 1,520 119 30 89 159 100 59 

Mobile Home Park 316 1,580 82 25 57 145 90 55 

Comparison Between 
Land Uses 

155 60 -37 -5 -32 -14 -10 -4

Notes: 

1. 1 ksf = 1,000 square feet   DU = dwelling unit 

2. Trip rates based on ITE Trip Generation Manual 10th edition average rates

3.3 Trip Distribution & Assignment 

The trip distribution and assignment described below are used only for the operational (LOS) analysis. 

Existing average daily traffic (ADT) volumes presented in the General Plan EIR were used to estimate the 

portion of trips travelling in each direction to and from the Project site and along the study roadway 

segments. Figure 3.2 presents the trip distribution for the Project-generated trips. DRAFT
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To calculate trip assignment, the trip distribution was applied to the estimated Project trip generation to 

determine the Project trips that travel in each direction. Table 3.2 presents the project-generated trips 

assigned to the adjacent roadways, for both Existing and Cumulative scenarios. 

Table 3.2 Project Trip Assignment 

Roadway Location 
% 

Distribution Existing Cumulative 

Holman Road south of Auto Center Circle* 10% 160 5 

Holman Road north of Auto Center Circle 90% 1,420 55 

Hammer Lane west of Holman Road 35% 550 20 

Hammer Lane east of Holman Road 36% 570 25 

Holman Road north of Hammer Lane* 19% 300 10 

*Not a study segment, but shown for reference of distributed trips.

These Project trips were superimposed onto the Existing conditions (2020) traffic volumes to derive the 

Existing Plus Project traffic volumes. The General Plan’s Cumulative (2040) scenario already assumes the 

Project site would be used for Low Density Residential dwelling units, so to calculate the Cumulative Plus 

Project traffic volumes on the adjacent roadway segments, the volumes generated by the previously-

assumed General Plan land use had to be subtracted from the Cumulative No Project conditions ADT prior 

to superimposing the added Project trips. The Project trip values for Cumulative conditions shown in Table 

3.2 represent the net change in roadway volume that result from this calculation. 

4. VMT Analysis

This section presents the various findings of the VMT analyses conducted, based on the methodologies 

previously described, to evaluate and estimate baseline VMT.  

4.1 Baseline VMT 

Regional Baseline VMT, population, and VMT per capita information from the SJCOG model is provided in 

Table 4.1.  

Table 4.1 SJCOG Model Baseline VMT Metrics 

Total VMT Population VMT per Capita 
15% Below Baseline 

Threshold 

SJCOG Model (Regional) 18,784,680 627,371 29.9 25.5 

Based on the Regional model, the Baseline VMT per capita is 29.9 (including Cities), and the 15% below 

regional baseline threshold for determining Project impact significance is 25.5 VMT per capita.  

4.2 Project VMT 

Project total VMT is determined by multiplying the Project’s trip generation by the average trip length of the 

model TAZ where the Project is located. The Project population was estimated based on the General Plan 

rate for average persons per household in the City of Stockton (3.23 persons per household). The total VMT 

divided by the estimated Project population yields the Project’s estimated VMT per capita, which is 
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compared to the regional threshold to determine impact significance. Table 4.2 presents the Project’s VMT 

evaluation and estimated VMT per capita compared to the regional threshold. 

Table 4.2 Project-Level VMT 

Project 
Trips 

Average 
Trip Length 
(mi) 

Project Total 
VMT Population 

Project VMT per 
Capita 

SJCOG Model 
Regional Threshold 

1,580 14.3 22,594 1,021 22.1 25.5 

As shown, the Project VMT per capita of 22.1 is lower than the estimated Regional threshold, and is 

presumed to cause a less than significant transportation impact. 

5. LOS Analysis Parameters & Methodologies 

5.1 Level of Service (LOS) Methodologies 

Traffic operations were quantified through the determination of "Level of Service" (LOS). Level of Service is a 

qualitative measure of traffic operating conditions, whereby a letter grade "A" through "F" is assigned to an 

intersection, or roadway segment, representing progressively worsening traffic conditions. LOS "A" 

represents free-flow operating conditions and LOS "F" represents over-capacity conditions. Levels of Service 

was calculated for all study locations using the methods documented in the Transportation Research Board 

Publication Highway Capacity Manual, Sixth Edition, A Guide for Multimodal Mobility Analysis, 2016 (HCM 

6). 

Table 5.1, presents the LOS traffic volume thresholds in terms of bi-directional average daily traffic (ADT). 

These thresholds are found in the Envision Stockton 2040 General Plan Update and Utility Master Plan 

Supplements Final EIR and Mitigation Monitoring and Reporting Program. 
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Table 5.1 Level of Service (LOS) Criteria for Roadways 

Facility Class & 
Lanes 

Two-way Average Daily Traffic (ADT) Threshold 

LOS A LOS B LOS C LOS D LOS E 

6-Lane Freeway < 41,400 < 67,800 < 95,400 < 116,100 < 129,600 

4-Lane Freeway < 27,600 < 45,200 < 63,600 < 77,400 < 86,400 

8-Lane Arterial < 38,100 < 42,300 < 53,300 < 66,600 < 78,400 

6-Lane Arterial < 28,800 < 32,000 < 40,300 < 50,400 < 59,300 

4-Lane Arterial < 18,600 < 20,600 < 26,000 < 32,500 < 38,200 

2-Lane Arterial < 8,400 < 9,300 < 11,800 < 14,700 < 17,300 

4-Lane Collector < 17,600 < 19,600 < 24,700 < 30,900 < 36,300 

2-Lane Collector < 6,400 < 7,100 < 9,000 < 11,300 < 13,200 

Notes: 

1. LOS F is characterized by ADT greater than the threshold listed under ‘LOS E’. 

2. Source: "Existing" Area Type from Table A-1, Stockton General Plan Update, Existing 
Conditions Technical Memorandum: Transportation, 2016. Based on Highway Capacity Manual, 
Transportation Research Board. 
3. All volumes are approximate and assume ideal roadway characteristics. Actual threshold 
volumes for each Level of Service listed above may vary depending on a variety of factors 
including (but not limited to) roadway curvature and grade, intersection or interchange spacing, 
driveway spacing, percentage of trucks and other heavy vehicles, travel lane widths, signal 
timing characteristics, on-street parking, volume of cross traffic and pedestrians, etc. 

5.1.1 Level of Service Policies 

City of Stockton 

The Envision Stockton 2040 General Plan contains the following Level of Service policy: 

Action TR-4.1A 

Strive for Level of Service (LOS) D or better for both daily roadway segment and peak hour 

intersection operations, except when doing so would conflict with other land use, environmental, or 

economic development priorities… 

This policy also includes a list of locations where there are exceptions to the typical LOS threshold of LOS D: 

Strive for different LOS standards along the following corridors due to physical constraints that limit 

the improvements that can be constructed: 

• Hammer Lane, West Lane to Holman Road − LOS E 

6. Operational (LOS) Analysis 

6.1 Existing Conditions 

The Existing conditions describe the existing transportation facilities serving the project site and establish the 

traffic conditions which currently exist for those facilities. Existing conditions is the analysis scenario in which 
DRAFT
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current operations at study locations are analyzed and establishes the baseline traffic operations for the 

proposed project impact analysis. 

6.1.1 Existing Roadway LOS 

Existing weekday daily traffic volumes were derived for 2020 using straight line growth between volumes 

presented for years 2016 and 2040 in the Envision Stockton 2040 General Plan Final Environmental Impact 

Report (FEIR, 2018). Table 6.1 presents a summary of the LOS at each study location during the Existing 

(2020) conditions, with LOS also calculated for the 2016 volumes for comparison.  

Table 6.1 Existing Conditions Roadway Operations 

# Street Start End 
Facility 
Type 

Target 
LOS 

2016 
ADT LOS 

2020 
ADT 

Estimate LOS 

1 Hammer Lane SPRR Holman 
Road 

8-Lane
Arterial

E 38,240 B 38,851 B 

2 Hammer Lane Holman 
Road 

SR 99 8-Lane
Arterial

D 36,690 A 37,277 A 

3 Holman Road Auto 
Center 

Auto 
Center 

6-Lane
Arterial

D 16,570 A 16,836 A 

As presented in Table 6.1, all three study roadway locations operate at acceptable LOS under Existing 

(2020) conditions. 

6.1.2 Existing Plus Project Roadway LOS 

Existing Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed onto the existing “background” traffic volumes. Traffic impacts 

associated with the proposed development are investigated in comparison to the Existing Conditions. 

Table 6.2 presents a summary of the LOS at each study location during the Existing Plus Project conditions. 

Table 6.2 Existing Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2020 Plus 
Project 

ADT 
Estimate LOS 

1 Hammer Lane SPRR Holman Road 8-Lane Arterial E 39,401 B 

2 Hammer Lane Holman Road SR 99 8-Lane Arterial D 37,847 A 

3 Holman Road Auto Center Auto Center 6-Lane Arterial D 18,256 A 

As presented in Table 6.2, all study roadway locations operate at acceptable LOS under Existing Plus 

Project conditions. DRAFT
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6.2 Cumulative Conditions 

Cumulative conditions refer to the analysis scenario which reflects future conditions represented by local and 

regional growth in approximately 20 years. 

In coordination with the City, the Cumulative conditions scenario is based on the proposed General Plan 

network, which includes the following roadway improvements: 

• Hammer Lane reduced in travel width to 6 lanes

• Holman Road reduced in travel width to 4 lanes

6.2.1 Cumulative Roadway LOS 

Table 6.3 presents a summary of the LOS at each study location during the Cumulative No Project 

conditions.  

Table 6.3 Cumulative No Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 
ADT 

General 
Plan LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,200 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,500 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,100 A 

As presented in Table 6.3, all study roadway locations operate at acceptable LOS under Cumulative No 

Project conditions. 

6.2.2 Cumulative Plus Project Roadway LOS 

Cumulative Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed on 2040 No Project traffic volumes and analyzed using the lane 

geometrics as listed under Cumulative No Project conditions. Table 6.4 presents a summary of the LOS at 

each study location during the Cumulative Plus Project conditions. 

Table 6.4 Cumulative Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 Plus
Project ADT LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,220 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,525 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,155 A 

As presented in Table 6.4, all study roadway locations operate at acceptable LOS under Cumulative Plus 

Project conditions. DRAFT
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7. Conclusion 

Based on the VMT analysis contained herein, the proposed Mobile Home Park at Auto Center Circle in 

Stockton is estimated to have a VMT per capita of 22.1, which is lower than the estimated Regional 

threshold of 25.5 VMT per capita. Additionally, the Project is an affordable housing project located in an infill 

location, and is also located within ½ mile of a stop along a high-quality transit corridor. The Project is 

presumed to cause a less than significant transportation impact. 

Based on the operational analysis contained herein, the study locations are anticipated to maintain 

acceptable level of service with or without the addition of Project traffic under the following scenarios: 

• Existing conditions  

- Hammer Lane – LOS A/B 

- Holman Road – LOS A 

• Existing Plus Project conditions  

- Hammer Lane – A/B 

- Holman Road – LOS A 

• Cumulative No Project conditions  

- Hammer Lane – C/B 

- Holman Road – LOS A 

• Cumulative Plus Project conditions 

- Hammer Lane – C/B 

- Holman Road – LOS A 
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February 11, 2021 
Project No. 20-10384 

City of Stockton 
Planning & Engineering Division  
345 North El Dorado Street 
Stockton, California 95902 
Contact: Matt Diaz, Advanced Planning Manager  
 

Subject:  Toxic Air Contaminant Analysis Memorandum for the Auto Center Drive Mobile Home 
Project 

Dear Mr. Diaz:  

Rincon has prepared this Toxic Air Contaminant (TAC) Analysis Memorandum for the Auto Center 
Mobile Home Project (project). This memorandum qualitatively analyses operational health risk impacts 
from existing TACs upon the project. 

Project Description 

The approximately 18.5-acre project site is located on Auto Center Circle west of Holman Road, in the 
northeastern portion of Stockton. The site address is 2733, 2811, 2868, 2871, and 2810 Auto Center 
Circle, in the City of Stockton, California. The project site is currently vacant.  

The project would construct a mobile home park, consisting of 316 units on the project site and 373 
surface parking spaces. The project requires an Administrative Use Permit (AUP) per Stockton Municipal 
Code (SMC) Section 16.20.020, Allowable land uses and permit requirements, and a General Plan 
Amendment to change the project site’s land use designation from Low Density Residential to Medium 
Density Residential. SMC Section 16.80.210 includes a requirement for mobile home parks to obtain an 
AUP and provides standards specific to the use. The site would be gated along Auto Center Circle near 
the proposed site office.  

Background 

Air Quality 

The project area is located in the San Joaquin Valley Air Basin (SJVAB), which occupies the southern half 
of the Central Valley and comprises eight counties: San Joaquin, Stanislaus, Fresno, Merced, Madera, 
Kings, Tulare, and portions of Kern County. The SJVAB is approximately 250 miles long and 35 miles in 
width (on average) and is bordered by the Coast Range Mountains on the west, the Sierra Nevada 
mountains on the east, and the Tehachapi Mountains to the south. On the valley floor, the SJVAB is 
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open only to the north, which heavily influences prevailing winds.1 The San Joaquin Valley Air Pollution 
Control District (SJVAPCD) is the designated air quality control agency for the SJVAB.  

Toxic Air Contaminants 

A TAC is an air pollutant that may cause or contribute to an increase in mortality or serious illness or 
which may pose a present or potential hazard to human health. TACs may result in long-term health 
effects such as cancer, birth defects, neurological damage, asthma, genetic damage, or short-term acute 
effects such as eye watering, respiratory irritation, runny nose, throat pain, and headaches. TACs are 
considered either carcinogenic or non-carcinogenic based on the nature of the health effects associated 
with exposure. For carcinogenic TACs, potential health impacts are evaluated in terms of overall relative 
risk expressed as excess cancer cases per one million exposed individuals. Non-carcinogenic TACs differ 
in that there is generally assumed to be a safe level of exposure below which no negative health impact 
is believed to occur. These levels are determined on a pollutant-by-pollutant basis. 

TACs include both organic and inorganic chemical substances. One of the main sources of TACs in 
California is diesel engines that emit exhaust containing solid material known as diesel particulate 
matter (DPM); however, TACs may be emitted from a variety of common sources, including gasoline 
stations, motor vehicles, dry cleaners, industrial operations, painting operations, and research and 
teaching facilities.  

In 1983, the California Legislature enacted a program to identify the health effects of TACs and to reduce 
exposure to these contaminants to protect the public health (Assembly Bill [AB] 1807: Health and Safety 
Code Sections 39650–39674). The Legislature established a two-step process to address the potential 
health effects from TACs. The first step is the risk assessment (or identification) phase. The second step 
is the risk management (or control) phase of the process.  

The California Air Toxics Program establishes the process for the identification and control of TACs and 
includes provisions to make the public aware of significant toxic exposures and for reducing risk. 
Additionally, the Air Toxics "Hot Spots" Information and Assessment Act (AB 2588, 1987, Connelly Bill) 
was enacted in 1987 and requires stationary sources to report the types and quantities of certain 
substances routinely released into the air. The goals of the Air Toxics "Hot Spots" Act are to collect 
emission data, identify facilities having localized impacts, ascertain health risks, notify nearby residents 
of significant risks, and reduce those significant risks to acceptable levels. The Children's Environmental 
Health Protection Act, California Senate Bill 25 (Chapter 731, Escutia, Statutes of 1999), focuses on 
children's exposure to air pollutants. The act requires the California Air Resources Board (CARB) to 
review its air quality standards from a children's health perspective, evaluate the statewide air quality 
monitoring network, and develop any additional air toxic control measures needed to protect children's 
health.  

Sensitive Receptors 

Some receptors are considered more sensitive than others to air pollutants. The reasons for greater 
than average sensitivity include pre-existing health problems, proximity to emissions sources, or 
duration of exposure to air pollutants. Schools, hospitals, and convalescent homes are considered to be 
relatively sensitive to poor air quality because children, elderly people, and the infirmed are more 

 
1 San Joaquin Valley Air Pollution Control District. 2015. Guide for Assessing and Mitigating Air Quality Impacts. March. 
www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. 
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susceptible to respiratory distress and other air quality-related health problems than the general public. 
Residential areas are also considered sensitive to poor air quality because people usually stay home for 
extended periods of time, with greater associated exposure to ambient air quality. Recreational uses are 
considered sensitive receptors due to the greater exposure to ambient air quality conditions because 
vigorous exercise associated with recreation places a high demand on the human respiratory system. 
The SJVAPCD considers hospitals, schools, parks, playgrounds, daycare centers, nursing homes, 
convalescent facilities, and residential areas as sensitive receptors.2 The project would introduce new 
sensitive receptors to the project site as residents.  

Thresholds 

The SJVAPCD has specified thresholds from health risk impacts from permitted and non-permitted TAC 
sources.  For carcinogenic (cancer) risk, the threshold is greater than 20 per million.3 For non-
carcinogenic risk (acute and chronic), the threshold is greater than 1.  he non-carcinogenic risk threshold 
is a unitless value. Both thresholds are used for the determination of impacts in this analysis.  

Methodology 

In the SJVAPCD Guide for Assessing and Mitigating Air Quality Impacts, SJVAPCD has identified two 
categories for land use projects that have the potential to cause long-term public health risk impacts: 
Type A and Type B projects. Type A projects are land use projects that place new sources of air toxics 
within the vicinity of existing receptors. Type B projects are land use projects that place new receptors in 
the vicinity of existing new sources. For Type A projects, the SJVAPCD has screening tools and modeling 
guidance to evaluate new sources of TACs. For Type B projects, SJVAPCD recommends using guidance 
from CARB’s Air Quality and Land Use Handbook: A Community Health Perspective for siting new 
sensitive receptors within proximity to TAC sources.4 Advisory recommendations for common sources of 
TACs are listed in Table 1-1 of the handbook. CARB recommends specific distance between sources to 
minimize the health risks from TAC sources upon sensitive receptors. The proposed project is a Type B 
project because it would site new sensitive receptors (i.e. residents) near existing sources. Residential 
developments are not considered a source of TACs and the project is not categorized as Type A.  

To screen out sources of TACs, all potential TAC sources within 1,000 feet of the project boundaries 
were identified. An influence area of 1,000 feet was used based on the key health findings from the 
CARB land use handbook, which suggests that adverse health risks are more likely when a receptor is 
within 1,000 feet of a TAC source. Furthermore, CARB recommends a buffer distance of 1,000 feet for 
several sources, including distribution centers, rail yards, and chrome palters.  A public records request 
was also submitted to the SJVAPCD to identify and obtain information on permitted stationary sources 
within 1,000 feet of the project site. The distance between the TAC sources and the project site were 
then estimated and compared to the applicable CARB distance advisory recommendations.  

 
2 San Joaquin Valley Air Pollution Control District. 2015. Guide for Assessing and Mitigating Air Quality Impacts. March. 
www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. 
3 Note that SJVAPCD updated their carcinogenic threshold from 10 in one million to 20 in one million in May 2015. See 
https://www.valleyair.org/busind/pto/staff-report-5-28-15.pdf 
4 California Air Resource Board. 2005. Air Quality and Land Use Handbook: A Community Health Perspective. April. 
https://ww3.arb.ca.gov/ch/handbook.pdf 
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The relevant CARB distance advisory recommendations are listed below:   

▪ Freeways and High-Traffic Roads: Avoid siting new sensitive within 500 feet of a freeway, urban 
roads with 100,000 vehicles per day, or rural roads with 50,000 vehicles per day.  

▪ Distribution Centers: Avoid siting new sensitive land uses within 1,000 feet of a distribution 
center (that accommodates more than 100 trucks per day, more than 40 trucks with operating 
transport refrigeration units (TRUs) per day, or where TRU unit operations exceed 300 hours per 
week  

o Take into account the configuration of existing distribution centers and void locating 
residences and other sensitive land uses near entry and exit points.  

▪ Rail Yards: Avoid siting new sensitive land uses within 1,000 feet of a major service and 
maintenance rail yard. 

o Within one mile of a rail yard, consider possible siting limitations and mitigation 
approaches.  

▪ Gasoline Dispensing Facilities: Avoid siting new sensitive land uses with 300 feet of a large gas 
station (defined as facility with a throughput of 3.6 million gallons per year or greater). A 50-foot 
separation is recommended for typical gas dispensing facilities.  

Impact Analysis 

An initial review of the project area determined that there are no commercial gasoline dispensing 
facilities, warehouse/distribution centers, nor railyards within 1,000 feet of the project site. In addition, 
no sources of TACs were identified in the surrounding residential neighborhoods. However, four 
potential TAC sources were identified. One roadway (Holman Road) and the three SJVAPCD permitted 
facilities located within the auto dealerships developments are within 1,000 feet of the project site. See 
Attachment 1 for the Health Risk Assessment screening information.  

Mobile Sources 

Mobile sources refer to emissions from motor vehicles, including tailpipe and evaporative emissions, 
and are classified as either on-road or off-road. On-road sources may be legally operated on roadways 
and highways. Off-road sources include aircraft, ships, trains, and self-propelled construction 
equipment. The natural environment can also generate air pollutants, such as when high winds suspend 
fine dust particles. Pollutants emitted by vehicle exhaust are a public health concern. The U.S. EPA has 
identified six pollutants of highest priority: DPM, acrolein, acetaldehyde, formaldehyde, benzene, and 
1,3-butadiene. CARB has identified DPM as the primary airborne carcinogen in the state. A primary 
source of DPM is exhaust from diesel vehicle traffic on roadways. Exposure to these pollutants from 
mobile sources can increase the chances of adverse cancer and non-cancer health effects. Therefore, 
siting new sensitive receptors at further distances from roadways is recommend to reduce exposure 
from traffic-related emissions.  
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Holman Road is approximately 200 feet east of the closet project boundary and has average daily traffic 
of approximately 16,570 vehicles per day.5 The existing traffic volume is well below the threshold of 
100,000 vehicles per day for urban roads. Therefore, the project would comply with CARB’s siting 
recommendation for freeways and high-traffic roads. Note that roadways, such as Hammer Lane and 
State Route 99, are not included in this analysis since both roadways are over 1,000 feet from the 
project site. Hammer Lane is approximately 1,250 feet north and State Route 99 is approximately 0.75 
miles east of the project site. 

SJVAPCD Permitted Facilities  

A public records request was submitted to SJVAPCD to identify permitted stationary sources within 
1,000 feet of the project site. SJVAPCD conducted a site review for air toxics within a quarter of a mile of 
the project site and identified three permitted facilities.6 SJVAPCD also provided health risk results and 
gasoline annual throughput rates (i.e. the amount of gasoline dispensed per year). The three permitted 
facilities within 1,000 feet of the project site include: 

1. Big Valley Ford (3282 Auto Center Drive) is an auto center dealership that operates two paint 
spray booth coating operations and a gasoline dispensing facility, not for commercial use. The 
facility is approximately 120 feet north of the project boundary. The facility has an annual 
throughput rate of approximately 68,481 gallons per year. From the coating operations, the 
total approximate cancer risk is from the coating operations is 0.25 per million, the total 
approximate acute hazard index is 0.05, and the total approximate chronic hazard index is 0.02.  

2. Chase Chevrolet (6441 Holman Road) is an auto center dealership that operates a gasoline 
dispensing facility, not for commercial use. The facility is approximately 230 feet northeast of 
the project boundary. The annual throughput rate is approximately 4,505 gallons per year.  

3. California Car Wash (3434 East Hammer Lane) is a car washing facility that operates a gasoline 
dispensing facility.7 The facility is approximately 970 feet north of the closet project boundary. 
The annual throughput rate calculated is approximately 3,942,000 gallons per year.  

The gasoline dispensing facilities were compared to CARB’s advisory recommendations, while the health 
risks from paint spray booth coating operations from the Big Valley Ford were compared to the SJVAPCD 
TAC thresholds. CARB does not have distance recommendations for paint spray booth coating 
operations.  The California Car Wash would be considered a large gas station since its annual throughput 
of gasoline is greater than 3.6 million gallons per year. However, the California Car Wash is located 
approximately 970 feet north of the closest project boundary. There is adequate distance between the 
facility and the proposed project since CARB recommends a 300 feet distance between a sensitive land 
use and a large gas station. The gas dispensing sources from the Big Valley Ford and the Chase Chevrolet 
facilities also comply with CARB’s recommendation for typical gas stations since they are over 50 feet 
from the project site. In addition, the health risks associated with the two paint spray booth operation at 
the Big Valley Ford facility are 0.25 per million, 0.05 for acute hazard index, and 0.02 for chronic hazard 
index. These carcinogenic and non-carcinogenic risk and hazard values are below the SJVAPCD 
thresholds of 20 per million for carcinogenic risks and 1 for non-carcinogenic hazards. Therefore, the 

 
5 Fehr & Peers. 2016. Envision Stockton 2040 General Plan Update Existing Conditions Technical Memorandum: Transportation. July. 
http://www.stocktongov.com/files/GP_UpdateTransportation.pdf 
6Correspondence with Theresa Haywood, Senior Office Assistant San Joaquin Valley Air Pollution Control District. 26 January 2021.  
7 Note that this facility is currently named “Zoom Car Wash” but SJVAPCD confirmed that there has been no transfer of ownership for this 
facility and that this is only a name change.  
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project would be sited at an appropriate distance from existing permitted facilities and health risks from 
the Big Valley Ford would be below the SJVAPCD thresholds. 

Conclusion 

The project proposes the construction of mobile home residences, which would introduce new sensitive 
receptors to the project site. A screening analysis was completed to identify all potential TAC sources 
within 1,000 feet of the project boundaries. CARB’s siting distance recommendations from their land use 
handbook and the SJVAPCD TAC thresholds were used in this analysis to make impact determinations.  

Four potential TAC sources were identified, one mobile source (Holman Road) and three permitted 
stationary sources. Due to the low traffic volume on Holman Road, the roadway would not be 
considered a high-traffic roadway and mobile sources were screened out. SJVAPCD provided facility-
specific site information that showed that the sources at the three permitted stationary sources are 
located beyond CARB’s recommended siting distance for gasoline dispensing facilities. Furthermore, 
both the paint spray booth coating operations at the Big Valley Ford facility have health risks that are 
below the SJVAPCD thresholds. Therefore, the future residential sensitive receptors would be sited at an 
appropriate distance from potential TAC sources and risks from potential exposure to air toxics would be 
negligible.  

 

Sincerely,  

Rincon Consultants, Inc.  

 

  
 
 
Kari Zajac, MESM  Matt Maddox, AICP  
Project Manager  Principal 
 



 

 

Attachment 1 
Health Risk Assessment Screening Information  



San Joaquin Valley Air Pollution Control District
Authority to Construct Application Review

Motor Vehicle Gasoline Dispensing Facility Phase ll EVR Upgrade

Facility Name:

Mailing Address:

Contact Person:

Telephone:

Fax:

Application #(s):

Project #:

Deemed Complete:

California Car Wash

3434 East Hammer Lane
Stockton, CA 95207

Joseph Bagley (Contractor)

(209) 367 — 4800

(209) 367 — 5424

N-161-1-3

N1091460

April 3, 2009

Date: April 3, 2009

Engineer: Wai-Man So

Lead Engineer: Nick Peirce

I. Proposal

California Car Wash is requesting an Authority to Construct (ATC) permit to upgrade the
existing Phase II Vapor Recovery System from Balance (G-70-52-AM) to VST EVR with
Veeder-Root Vapor Filter not including ISD (VR-203) in this retail facility.

II. Applicable Rules

District Rule 1081
District Rule 2201
District Rule 2520
District Rule 4102
District Rule 4621

District Rule 4622
CH&SC 42301.6

Source Sampling (12/16/93)
New and Modified Stationary Source Review Rule (09/21/06)
Federally Mandated Operating Permits (06/21/01)
Nuisance (12/17/92)
Gasoline Transfer into Stationary Storage Containers, Delivery
Vessels and Bulk Plants (12/20/07)
Transfer of Gasoline into Vehicle Tanks (12/20/07)
School Notice

Public Resources Code 21000-21177: California Environmental Quality Act (CEQA)
California Code of Regulations, Title 14, Division 6, Chapter 3, Sections 15000-
15387: CEQA Guidelines

Ill.	 Project Location

The facility is located at 3434 East Hammer Lane, Stockton in CA. There will not be an
increase of emissions as a result of this project. Pursuant to California Health and
Safety Code 42301.6, a school notification is not required.



California Car Wash
N-161-1-3; N1091460

IV. Process Description

Gasoline is delivered to the storage tanks via a delivery vessel. Gasoline is then dispensed
from the tanks into motor vehicle tanks during vehicle refueling.

V. Equipment Listing

Pre-Project Equipment Description:

GASOLINE DISPENSING OPERATION WITH ONE 12,000 GALLON AND ONE 12,000
GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON DIESEL) UNDERGROUND
STORAGE TANKS SERVED BY PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM
(VR-101-C), AND 6 FUELING POINTS WITH 6 GASOLINE DISPENSING NOZZLES
SERVED BY BALANCE PHASE II VAPOR RECOVERY SYSTEM (G-70-52-AM)

Proposed Modification:

MODIFICATION OF GASOLINE DISPENSING OPERATION WITH ONE 12,000
GALLON AND ONE 12,000 GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON
DIESEL) UNDERGROUND STORAGE TANKS SERVED BY PHIL-TITE PHASE I
VAPOR RECOVERY SYSTEM (VR-101-C), AND 6 FUELING POINTS WITH 6
GASOLINE DISPENSING NOZZLES SERVED BY BALANCE PHASE II VAPOR
RECOVERY SYSTEM (G-70-52-AM): UPGRADE THE EXISTING PHASE II VAPOR
RECOVERY SYSTEM FROM BALANCE (G-70-52-AM) TO VST EVR WITH VEEDER-
ROOT VAPOR FILTER NOT INCLUDING !SD (VR-203). THE POST PROJECT
EQUIPMENT DESCRIPTION WILL BECOME: GASOLINE DISPENSING OPERATION
WITH ONE 12,000 GALLON AND ONE 12,000 GALLON SPLIT (6,000 GALLON
GASOLINE/6,000 GALLON DIESEL) UNDERGROUND STORAGE TANKS SERVED BY
A PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM (VR-101-C), AND 6 FUELING
POINTS WITH 6 GASOLINE DISPENSING NOZZLES SERVED BY A VST EVR PHASE
ll VAPOR RECOVERY SYSTEM WITH VEEDER-ROOT VAPOR FILTER NOT
INCLUDING ISD (VR-203)

Post Project Equipment Description:

GASOLINE DISPENSING OPERATION WITH ONE 12,000 GALLON AND ONE 12,000
GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON DIESEL) UNDERGROUND
STORAGE TANKS SERVED BY A PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM
(VR-101-C), AND 6 FUELING POINTS WITH 6 GASOLINE DISPENSING NOZZLES
SERVED BY A VST EVR PHASE ll VAPOR RECOVERY SYSTEM WITH VEEDER-
ROOT VAPOR FILTER NOT INCLUDING ISD (VR-203)

2
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VI.	 Emission Control Technology Evaluation

A. Control Technique

The motor vehicle refueling operation will use California Air Resources Board (CARB)
certified Phase I and Phase II vapor recovery systems designed to reduce VOC emission
by at least 98% during storage tank filling & 95% during motor vehicle refueling.

B. BACT

The use of CARB certified Phase I & II vapor recovery systems satisfies SJVUAPCD
BACT requirements for motor vehicle refueling facilities.

VII.	 Calculations

Annual Throughput Comparison Table
Number of Post Project Fueling Points 6 FP
Annual Throughput Proposed by Applicant 240,000 gal/yr
Annual Throughput Calculated by District.' 3,942,000 gal/yr
Use the Following Post Project Annual Throughput 3,942,000 gal/yr

A. Assumptions

o VOC is the only pollutant emitted from this operation.
o This facility may operate 24 hours per day, 365 days per year.
o Nozzles pump at 10 gal/min. (from ARB Executive Orders).
o Stations are designated to handle peak gasoline dispensing periods, so an

estimated use factor of 50% is considered conservative.
o If the time that a vehicle spends at a fueling station is 8 minutes, only about 2

minutes of that time is actually spent dispensing fuel (20 gallons @ 10 gal/min).
Therefore, a utilization factor of 0.25 will be used for calculations.

o Since the facility is not required to install ISD until September 1, 2009, no annual
throughput limit is necessary at this time before the due date. However, in order to
avoid triggering the ISD requirements for Phase II EVR, the facility will be required
to accept an annual throughput limit of 1.8 million gallons/year until September 1,
2010, after which the annual throughput limit will be 600,000 gallons/year or less.

o As a conservative estimate, the post-project annual VOC emissions are calculated
based on the District-calculated annual throughput of 3,942,000 gallons per year
(per District assumption).

B. Emission Factors

Pursuant to California Air Resource Board, OPW Phase I Vapor Recovery System
and VST Phase II Vapor Recovery System are certified Phase I & II Vapor Recovery
System under Executive Orders (EO) VR-102 and VR-203 respectively. The
emission factor were obtain from Appendix A - Emission Factors For Gasoline

I This value is calculated using the standard District assumptions listed in this section.
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Permit 
Number

Process
Number Process Type Process Rate Process MaterialProcess Units

Dist. to
School

(ft.)

Dist to
Business

(ft.)

Dist. to
Residence

(ft.)

Emission Inventory - Calendar Year 2018 Survey

Facility ID: N-3308

Toxic ID:

SIC: 5541

Facility Name: CHASE CHEVROLET

TAD:

Confidential
Process
Rates:

1 4505.00 GasolineGallons                  0.00 0.00Fuel dispensing1

1 0.00 GasolineGallons                  0.00 0.00N/A2

1 0.00 GasolineGallons                  0.00 0.00N/A3

Contact Alex Robinson                                     

Company CHASE CHEVROLET

Address PO BOX 8349                                       

City, State, Zip: STOCKTON                 , CA  95208

Telephone (209) -475-6640

E-mail alexr947@aol.com                                  

Location of facility
if different from 
above

6441 HOLMAN RD

STOCKTON, CA  95212     

Name and Title of Responsible Official

Name:  

Title:  

By checking this box, I certify that the information contained in the Emissions 
Survey is accurate to the best of my knowledge.X



San Joaquin Valley Air Pollution Control District 
Risk Management Review 

 

To: Fred Cruz – Permit Services 

From: Tadeh Issakhanian – Technical Services 

Date: April 25, 2016 

Facility Name: Big Valley Ford, Inc. 

Location: 3282 Auto Center Drive, Stockton 

Application #(s): N-112-1-2 

Project #: N-1161249 

 
 
A. RMR SUMMARY  
 

RMR Summary 

Categories 
Auto Coating 

(Unit 1-2) 
Project Totals Facility Totals 

Prioritization Score 39 >1.0 >1.0 

Acute Hazard Index 0.02 0.02 0.02 

Chronic Hazard Index 0.00 0.00 0.00 

Maximum Individual Cancer Risk  1.48E-08 1.48E-08 1.48E-08 

T-BACT Required? Yes 
 

Special Permit Requirements? Yes 

 

 
Proposed Permit Requirements 

 
To ensure that human health risks will not exceed District allowable levels and to implement the 
Airborne Toxic Control Measure (ATCM) for Emissions of Hexavalent Chromium and Cadmium 
from Motor Vehicle and Mobile Equipment Coatings, the following permit requirements must be 
included for: 
 
Unit 1-0 
 

1. No coatings, solvents, or additives containing hexavalent chromium or cadmium shall be 
used. 

2. No coatings, solvents, or additives containing lead or nickel shall be used. 
3. The exhaust stack shall vent vertically upward.  The vertical exhaust flow shall not be 

impeded by a rain cap (flapper ok), roof overhang, or any other obstruction. 
 
T-BACT is required for this unit because of emissions of Ethyl Benzene which is a VOC.   
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B. RMR REPORT 
 

I. Project Description  
 

Technical Services received a request on April13, 2016, to perform a Risk Management 
Review for a proposed modification to a paint spray booth.  The modification consisted of the 
installation replacing an existing paint spray booth with a new paint spray booth. The new 
paint spray booth is an enclosed paint spray booth with dry filters and a 1.2 MMBtu/hr natural 
gas fired booth heater. The applicant is not proposing to modify the current daily VOC limit of 
54.7 lbs for this refinishing operation or the current facility-wide VOC emissions limit not to 
exceed 19,708lbs.The applicant has also agreed to limit the daily natural gas input to 20.0 
mmbtu/day. 

 
II. Analysis 

 
 
The MSDS sheets for the coatings used in the operation were reviewed by CAS# for 
Hazardous Air Pollutants (HAPs). The values were entered into the Autobody Shop coating 
spreadsheet to calculate the HAPs' emissions and Toxic emissions for this proposed unit 
were calculated using 2001 Ventura County’s Air Pollution Control District's emission factors 
for Natural Gas Fired external combustion, and input into the San Joaquin Valley APCD's 
Hazard Assessment and Reporting Program (SHARP).  In accordance with the District’s 
Risk Management Policy for Permitting New and Modified Sources (APR 1905, May 28,  
2015), risks from the proposed unit’s toxic emissions were prioritized using the procedure in 
the 1990 CAPCOA Facility Prioritization Guidelines.  The prioritization score for the facility is 
greater than 1.0 (see RMR Summary Table).  Therefore, a refined health risk assessment 
was required. The AERMOD model was used, with the parameters outlined below and 
meteorological data for 2010-2014 from Stockton to determine the dispersion factors (i.e., 
the predicted concentration or Χ divided by the normalized source strength or Q) for a 
receptor grid.  These dispersion factors were input into the SHARP Program, which then 
used the Air Dispersion Modeling and Risk Tool (ADMRT) of the Hot Spots Analysis and 
Reporting Program Version 2 (HARP 2) to calculate the chronic and acute hazard indices 
and the carcinogenic risk for the project. 

 
The following parameters were used for the review: 

 
Analysis Parameters 

Unit 1-2 
Source Type Point Location Type Urban 

Stack Height (m) 6.1 Closest Receptor (m) 91 

Stack Diameter. (m) 0.86 Type of Receptor Business 

Stack Exit Velocity (m/s) 1.86 Max Hours per Year 2080 

Stack Exit Temp. (°K) 298  Fuel Type NG 

NG Usage (MMscf/hr) 0.00120 NG Usage (MMscf/yr) 73 
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III. Conclusion 
 

The acute and chronic indices are below 1.0 and the cancer risk associated with the project 
is greater than 1.0 in a million, but less than 20 in a million. In accordance with the District’s 
Risk Management Policy, the project is approved with Toxic Best Available Control 
Technology (T-BACT). 
 
To ensure that human health risks will not exceed District allowable levels; the permit 
requirements listed on page 1 of this report must be included for this proposed unit. 
 
These conclusions are based on the data provided by the applicant and the project engineer.  
Therefore, this analysis is valid only as long as the proposed data and parameters do not 
change.  
 
IV. Attachments 

: 
A. RMR request from the project engineer 
B. Additional information from the applicant/project engineer 
C. Prioritization score w/ toxic emissions summary 
D. Facility Summary 



San Joaquin Valley Air Pollution Control District 
Risk Management Review 

 

To: Fred Cruz – Permit Services 

From: Eddie Arredondo – Technical Services 

Date: August 8, 2018 

Facility Name: Big Valley Ford 

Location: 3282 Auto Center Circle 

Application #(s): N-112-6-0 

Project #: N-1182484 

 
 
A. RMR SUMMARY  

 
RMR Summary 

Units Prioritization 
Score 

Acute 
Hazard 
Index 

Chronic 
Hazard 
Index 

Maximum 
Individual 

Cancer 
Risk 

T-BACT 
Required? 

Special Permit 
Requirements? 

Unit 6-0 
(Paint Booth with 

NG Heater) 
7.26 0.01 0.02 2.25E-07 No Yes 

Project Totals 7.26 0.01 0.02 2.25E-07 
 

Facility Totals >1 0.03 0.02 2.40E-07 
 

Proposed Permit Requirements 
 
To ensure that human health risks will not exceed District allowable levels; the following shall be 
included as requirements for:  
 

To ensure that human health risks will not exceed District allowable levels and to comply with 
the Airborne Toxic Control Measure (ATCM) for Emissions of Hexavalent Chromium and 
Cadmium from Motor Vehicle and Mobile Equipment Coatings; the following permit conditions 
must be included for: 

 
      Unit # 6-0 

 
1. The exhaust stack shall vent vertically upward.  The vertical exhaust flow shall not be 

impeded by a rain cap (flapper ok), roof overhang, or any other obstruction. 
2. {Revised 4442} No coatings, solvents, or additives containing hexavalent chromium or 

cadmium shall be used. [District Rule 4102] 
3. No coatings, solvents, or additives containing lead or nickel shall be used. [District 

Rule 4102] 



 
Big Valley Ford, N-1182484 

Page 2 of 3 

 
B. RMR REPORT 
 

I. Project Description  
 

Technical Services received a request on August 6, 2018, to perform a Risk Management 
Review for a proposed installation of a new paint spray booth with dry filters. The daily VOC 
emissions limit for this facility will be limited to 54.7 lb-VOC per day.   

 
II. Analysis 

 
The SDS sheets for the coatings used in the operation were reviewed by CAS# for Toxic Air 
Contaminants (TACs). The values were entered into the Autobody Shop coating spreadsheet 
to calculate the TACs’ emissions, and input into the San Joaquin Valley APCD's Hazard 
Assessment and Reporting Program (SHARP).  In accordance with the District’s Risk 
Management Policy for Permitting New and Modified Sources (APR 1905, May 28, 2015), 
risks from the proposed unit’s toxic emissions were prioritized using the procedure in the 1990 
CAPCOA Facility Prioritization Guidelines.  (The prioritization score for this proposed facility 
was greater than 1.0 (see RMR Summary Table).  Therefore, a refined health risk assessment 
was required. The AERMOD model was used, with the parameters outlined below and 
meteorological data for 2013-2017 from Stockton to determine the dispersion factors (i.e., the 
predicted concentration or Χ divided by the normalized source strength or Q) for a receptor 
grid.  These dispersion factors were input into the SHARP Program, which then used the Air 
Dispersion Modeling and Risk Tool (ADMRT) of the Hot Spots Analysis and Reporting 
Program Version 2 (HARP 2) to calculate the chronic and acute hazard indices and the 
carcinogenic risk for the project. 
 
The following parameters were used for the review: 

 
Analysis Parameters 

Unit 6-0 
Source Type Point Location Type Urban 

Stack Height (m) 8.23 Closest Receptor (m) 45.72 
Stack Diameter. (m) 0.86 Type of Receptor Business 

Stack Exit Velocity (m/s) 9.66 VOC Emission (lb/day) 54.7 
Stack Exit Temp. (°K) 344.11  VOC Emission (lb/year) 19966 
NG Usage (mmscf/hr) 0.0012 NG Usage (mmscf/yr) 10.512 

           
III. Conclusion 

 
The acute and chronic indices are below 1.0 and the cancer risk associated with the project 
is greater than 1.0 in a million, but less than 20 in a million. In accordance with the District’s 
Risk Management Policy, the project is approved with Toxic Best Available Control 
Technology (T-BACT). 
 
To ensure that human health risks will not exceed District allowable levels; the permit 
requirements listed on page 1 of this report must be included for this proposed unit. 
 
These conclusions are based on the data provided by the applicant and the project engineer.  
Therefore, this analysis is valid only as long as the proposed data and parameters do not 
change.  
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IV. Attachments 

 
A. RMR request from the project engineer 
B. Additional information from the applicant/project engineer 
C. Prioritization score w/ toxic emissions summary 
D. Facility Summary 
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Connie Cochran

From: Even Marcelo
Sent: Wednesday, March 3, 2021 5:34 PM
To: Dodgie Vidad
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA
Attachments: 11222590-MEM001.pdf; 20-10384 Auto Center Drive Mobile Home HRA.pdf

FYI 
 
- 
Even 
 

From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Tuesday, February 16, 2021 8:25 AM 
To: Even Marcelo <Even.Marcelo@stocktonca.gov>; Dodgie Vidad <Dodgie.Vidad@stocktonca.gov> 
Cc: Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA 
 
Even/Dodgie – 
 
Please see attached traffic study. The consultant has requested a one-week turnaround, but please let me know if you 
need a couple extra days to review. Please send any comments/edits in whatever format is easiest for you. Thanks! 
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 

From: Matthew Maddox <mmaddox@rinconconsultants.com>  
Sent: Thursday, February 11, 2021 9:56 AM 
To: Tristan Osborn <Tristan.Osborn@stocktonca.gov>; Kari Zajac <kzajac@rinconconsultants.com> 
Cc: Matt Diaz <Matt.Diaz@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: RE: [EXT] Auto Center Drive - Traffic Study ETA 
 
CAUTION: This email originated from outside the City of Stockton.  Do not click any links or open attachments if this is unsolicited 
email. 
Tristan, 
 
Attached is the traffic memorandum GHD prepared. You can send to the engineering team to review when they are 
ready. If you or the engineering team has questions, let me know and I can share with GHD (Rosanna and Todd).  
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Also, attached is the HRA for Air Quality that we prepared. Let us know any questions/clarifications or if we can provide 
anything else.  
 
Matt Maddox, AICP, Principal 
Rincon Consultants, Inc. 
Environmental Scientists | Planners | Engineers 
916-706-1374 x250 
916-204-9142 Mobile 
rinconconsultants.com 
 

 
 

From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Thursday, February 11, 2021 9:38 AM 
To: Matthew Maddox <mmaddox@rinconconsultants.com>; Kari Zajac <kzajac@rinconconsultants.com> 
Cc: Matt Diaz <Matt.Diaz@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: [EXT] Auto Center Drive - Traffic Study ETA 
 

CAUTION: This email originated from outside of Rincon Consultants. Be cautious before clicking on any links, 
or opening any attachments, until you are confident that the content is safe . 
 
Matthew – 
 
I hope all is well. I know we were hoping to have the traffic study this week; are we still on track for that? I want to give 
our engineering team a head’s up on when they can expect the review period to start. Thanks! 
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 



GHD 

2200 21st Street, Sacramento, California 95818 USA 
T 916 782 8688  F 916 782 8689  W www.ghd.com 

February 8, 2021 

To: Rincon Consultants Project: Stockton Auto Center Circle Mobile 
Home Project 

From: Todd Tregenza, AICP 
Rosanna Southern, EIT 

Ref/Job No.: 11222590 

CC: City of Stockton File No.: 11222590-MEM001.DOCX 

Subject: Traffic Impact Analysis and Supplemental Operational Analysis 

1. Introduction

The City of Stockton has tasked GHD, Inc., sub-consultant to Rincon Consultants, with performing a vehicle 

miles traveled (VMT) impact analysis and operational analysis of the proposed Stockton Auto Center Circle 

Mobile Home Park development, hereafter referred to as the “Project”, pursuant to SB 743 and local policy. 

Under SB 743, Level of Service (LOS) is no longer considered as the metric for environmental transportation 

impacts under the California Environmental Quality Act (CEQA), but rather VMT. This memorandum also 

includes traffic operational analysis results with LOS as the metric, consistent with City of Stockton 

Transportation Impact Analysis Guidelines (2003). 

The proposed Project, which consists of 316 mobile home dwelling units, is in the northeastern portion of the 

City on a currently vacant property west of Holman Road at Auto Center Circle. Single-family homes abut the 

Project site to the south. The Stockton Auto Mall and related auto-oriented/commercial land uses are located 

to the north of the Project site. Automobile dealerships abut the Project’s eastern boundary and front Holman 

Road. This Project will require a General Plan amendment and proposes to change the Project site’s land 

use designation from Low Density Residential to Medium Density Residential. Figure 1.1 presents the study 

area map and project location. 

This technical memorandum has been prepared to conduct the transportation impact analysis for the 

proposed project, document the technical data and methodologies utilized in the VMT and LOS analyses, 

and serve as a technical supplement to the environmental document. As part of this study, GHD has 

reviewed available guidance and documentation from the City of Stockton to identify any draft or advisory 

VMT baseline estimates and/or threshold recommendations. In coordination with City staff, and absent 

adopted or guiding threshold values, GHD has presumed a reduction of 15% below regional baseline as the 

VMT impact threshold consistent with the Governor’s Office of Planning and Research (OPR) Technical 

Advisory On Evaluating Transportation Impacts in CEQA (December 2018) and CEQA guidelines. Based on 

coordination with the City of Stockton, the San Joaquin Council of Governments Regional Travel Demand 

Model (SJCOG RTDM, 2019) was utilized to estimate baseline and project-level VMT per capita.  DRAFT
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2. VMT Regulatory Framework & Methodology 

SB 743 was signed into law in 2013, with the intent to better align California Environmental Quality Act 

(CEQA) practices with statewide sustainability goals related to efficient land use, greater multi-modal 

choices, and greenhouse gas reductions. The provisions of SB 743 became effective statewide on July 1, 

2020. Under SB 743, automobile delay, traditionally measured as level of service (LOS), is no longer 

considered an environmental impact under CEQA. Instead, impacts are determined by changes to VMT. 

VMT measures the number and length of vehicle trips made on a daily basis. VMT is a useful indicator of 

overall land use and transportation efficiency, where the most efficient system is one that minimizes VMT by 

encouraging shorter vehicle trip lengths, more walking and biking, or increased carpooling and transit. 

Measuring VMT requires estimating or measuring the full length of vehicle trips by purpose, such as 

commute trips or shopping trips that often cross between cities, counties, or states. For this reason, regional 

travel demand models, “big data,” and household travel surveys that are less limited by local agency 

boundaries are the preferred tools to estimate VMT under SB 743. 

2.1 VMT Threshold 

In December 2018, OPR released its Technical Advisory on Evaluating Transportation Impacts in CEQA 

(OPR’s Technical Advisory). OPR’s Technical Advisory identifies recommended VMT thresholds for different 

land use types, and screening criteria. Generally, OPR recommends a reduction of 15% or more in Baseline 

VMT per capita as the impact threshold for residential-based developments, as stated below. Residential 

development that would generate vehicle travel that is 15 or more percent below the existing residential VMT 

per capita, measured against the region or city, may indicate a less-than-significant transportation impact. 

“Recommended threshold for residential projects: A proposed project exceeding a level of 15 

percent below existing VMT per capita may indicate a significant transportation impact. Existing VMT 

per capita may be measured as regional VMT per capita or as city VMT per capita. Proposed 

development referencing a threshold based on city VMT per capita (rather than regional VMT per 

capita) should not cumulatively exceed the number of units specified in the Sustainable 

Communities Strategy (SCS) for that city, and should be consistent with the SCS.” 

The City of Stockton 2018 Adopted General Plan makes reference to SB 743, and the need to measure the 

traffic impacts of future projects with VMT as a significance metric. However, the City has yet to establish 

VMT guidance and significance thresholds. The City is currently in the process of establishing VMT guidance 

and/or policies for implementing SB 743. In coordination with the City of Stockton, and in absence of adopted 

or guiding VMT threshold values for the City, the VMT analysis utilizes the recommended threshold of 15% 

below baseline (existing) regional VMT per capita for Project impact determination. 

2.2 OPR Recommended Screening Thresholds 

OPR’s Technical Advisory lists the following screening thresholds for land use projects. These types of 

development projects are presumed to have a less than significant impact on VMT and therefore, a less than 

significant adverse impact on transportation. OPR’s Technical Advisory suggests that lead agencies may 

screen out VMT impacts using project size, maps, transit availability, and provision of affordable housing. 
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• Projects that are consistent with the Sustainable Communities Strategy (SCS) or General Plan and 

generate or attract fewer than 110 daily trips (per CEQA). 

• Map-based screening for residential and office projects located in low VMT areas, and incorporate 

similar features (density, mix of uses, transit accessibility).  

• Certain projects within ½ mile of either an existing major transit stop1 or an existing stop along a high-

quality transit corridor2 (CEQA Guidelines Section 15064.3, subdivision (b)(1)). However, this will not 

apply if information indicates that the project will still generate high levels of VMT.  

• Affordable Housing Development in infill locations. 

• Locally-serving retail projects, typically less than 50,000 square feet (does not apply to this Project). 

The proposed Project is considered affordable housing, and it is in an infill location. OPR’s Technical 

Advisory has the following criteria for screening affordable housing: 

Presumption of Less Than Significant Impact for Affordable Residential Development  

“Adding affordable housing to infill locations generally improves jobs-housing match, in turn 

shortening commutes and reducing VMT. Further, “… low-wage workers in particular would be more 

likely to choose a residential location close to their workplace, if one is available.”3 In areas where 

existing jobs-housing match is closer to optimal, low income housing nevertheless generates less 

VMT than market- rate housing. Therefore, a project consisting of a high percentage of affordable 

housing may be a basis for the lead agency to find a less-than-significant impact on VMT. Evidence 

supports a presumption of less than significant impact for a 100 percent affordable residential 

development (or the residential component of a mixed-use development) in infill locations. Lead 

agencies may develop their own presumption of less than significant impact for residential projects 

(or residential portions of mixed-use projects) containing a particular amount of affordable housing, 

based on local circumstances and evidence. Furthermore, a project which includes any affordable 

residential units may factor the effect of the affordability on VMT into the assessment of VMT 

generated by those units.” 

The proposed Project could be presumed to have a less than significant impact on VMT, under OPR‘s 

Technical Advisory, due to it being 100 percent affordable housing in an infill location. However, the City has 

not identified these criteria based on local circumstances and evidence. Additionally, the Project is located 

within a ½ mile of an existing stop along a high-quality transit corridor. San Joaquin Regional Transit District 

maintains and operates fixed bus Route 43, which has a stop at Hammer Lane and Holman Road, and has 

14-15 minute headways in both directions during peak commute hours. Therefore, this Project could be 

presumed to cause a less than significant transportation impact, under OPR’s Technical Advisory. However, 

 
1 “major transit stop” - A major transit stop is a "site containing an existing rail, a ferry terminal served by bus or rail 

transit service, or intersection of two or more major bus routes with a frequency of service interval of 15 minutes or 
less during morning and evening peak hour commute". OPR, 2018. 

2 Pub. Resources Code, § 21155 (“For purposes of this section, a high-quality transit corridor means a corridor with fixed 
route bus service with service intervals no longer than 15 minutes during peak commute hours.”). 

3 Karner and Benner (2015) Low-wage jobs-housing fit: identifying locations of affordable housing shortages. 
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for thoroughness, a VMT impact analysis has been performed to confirm if the project-specific or location-

specific information would generate significant levels of VMT. 

2.3 CEQA Baseline Considerations 

Under CEQA, project impacts must be evaluated by comparing environmental conditions after project 

implementation to conditions at a point in time referred to as the baseline. The CEQA Guidelines Section 

15125 provides the following guidance for establishing the baseline: 

“An EIR must include a description of the physical environmental conditions in the vicinity of the 

project. This environmental setting will normally constitute the baseline physical conditions by which 

a lead agency determines whether an impact is significant. […] The purpose of this requirement is to 

give the public and decision makers the most accurate and understandable picture practically 

possible of the project's likely near-term and long-term impacts.” 

The CEQA Guidelines goes on to state that generally, the baseline is the environmental condition that exists 

at the time the notice of preparation is published or environmental analysis is commenced, from both a local 

and regional perspective. However, a lead agency may define the baseline by referencing historic conditions, 

as long as substantial evidence is provided that such a baseline is necessary to provide the most accurate 

picture practically possible of the project’s impacts given that existing conditions change or fluctuate over 

time.  

The baseline provided in this memorandum is estimated for the region, from the most recently updated 

SJCOG Travel Demand Model. 

2.4 VMT Methodology  

2.4.1 City of Stockton Model  

The City of Stockton General Plan Travel Demand Model (Stockton Model, 2017) is a trip-based model that 

utilizes the traditional four-step travel demand modelling method, a standard modelling process that uses 

land use inputs to determine trip generations and attractions, trip distribution, mode choice, and trip 

assignment. This model was considered for estimation of baseline VMT and project-level VMT estimates. 

However, the model boundary is limited by the City’s planning area (General Plan area) and does not 

account for the full length of trips with origins and destinations outside of the model boundary. 

2.4.2 SJCOG Regional Travel Demand Model 

The baseline provided in this memorandum is estimated from the most recently updated SJCOG Regional 

Travel Demand Model (SJCOG RTDM, VMIP-2, 2019), which has a base year of 2015 and a forecast year of 

2045. The SJCOG RTDM utilizes the traditional four-step travel demand modelling method, and covers San 

Joaquin County, Merced County, and Stanislaus County. This tri-county model processes land use data to 

produce trips by different trip purposes and modes. It outputs VMT throughout the model boundary and 

represents interregional travel. The SJCOG Model base year 2015 was utilized to estimate regional baseline 

Residential VMT, including cities. To estimate trips associated with Residential VMT, all home-based 
DRAFT
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vehicular trips were selected for a trip-based evaluation of VMT. The model’s socioeconomic inputs were 

utilized to estimate regional population and calculate VMT per capita. 

County External Trips 

The SJCOG model inputs and trip purposes for evaluation of VMT is limited to the boundary of the model 

area. To estimate baseline VMT, the total trip lengths of trips with origins or destinations outside of the model 

boundary must be accounted for. Each of the model’s external gateways has an assigned link distance, and 

accurately represents the average distance travelled for trips beyond the model boundary, based on local 

and interregional commute patterns and census data. By accounting for the assigned link distances, the 

baseline VMT calculation includes the full trip lengths of internal-external and external-internal trips. 

Project-Level VMT 

Project-level VMT was estimated using the SJCOG model, based on the average length of residential-based 

trips from the traffic analysis zone (TAZ) containing the Project site. Then the trip generation, calculated in 

this memorandum, was multiplied by this average trip length to determine the total Project VMT. The total 

VMT was divided by the estimated Project population to arrive at the VMT per capita. 

3. Project Description 

The Project proposes to develop a mobile home park at an approximately 18.52-acre site, consisting of three 

vacant parcels located at the western terminus of Auto Center Circle (private street), and 316 dwelling units 

per the Site Plan. Figure 3.1 presents the project Site Plan. 

3.1 Project Site Access 

The proposed site will provide one main access point via Auto Center Circle, through a gated access at the 

eastern border of the Project site, and a secondary access further east than the gated access. Several 

driveways within the Project site along Auto Center Circle will provide access to parking areas interior to the 

development. The Site Plan also shows on-street parking along Auto Center Circle. 

 

  DRAFT
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3.2 Trip Generation 

Project trip generation has been estimated for the total number of dwelling units, 316 per the Site Plan. The 

daily and peak hour trip generation estimations were achieved by utilizing the Institute of Transportation 

Engineers (ITE) publication Trip Generation Manual (10th Ed.). Trip rates for the 316 dwelling units used the 

Land Use Code 240 for Mobile Home Park. In addition to the proposed Project, an estimation of trips 

generated for the current General Plan land use and zoning designation has been included for comparison. 

The current General Plan land use and zoning designation for the project site is Low Density Residential, 

which has a maximum density of 8.7 dwelling units per acre per the City’s Municipal Code. Based on the site 

size of 18.52 acres, an estimated 161 single-family dwelling units would be allowed within the Low Density 

Residential designation. 

Table 3.1 presents the Project trip generation, the trip generation under General Plan land use and zoning, 

and the difference between the two. As shown, the Project trip generation is 1,580 daily trips, 82 trips in the 

AM peak hour, and 145 trips in the PM peak hour. The Project is estimated to generate approximately 60 

additional daily trips compared to the General Plan land use. 

Table 3.1 Project Trip Generation 

Land Use Category 
(ITE Code) Unit1 

Daily Trip 
Rate/Unit2 

AM Peak Hour Trip 
Rate/Unit 

PM Peak Hour Trip 
Rate/Unit 

Total In % Out % Total In % Out % 

Single-Family Detached 
Housing (210) 

DU 9.44 0.74 25% 75% 0.99 63% 37% 

Mobile Home Park (240) DU 5.00 0.26 31% 69% 0.46 62% 38% 

Project Name 
Quantity 
(Units) 

Daily 
Trips 

AM Peak Hour Trips PM Peak Hour Trips 

Total In Out Total In Out 

General Plan Land Use 
(Low Density Residential) 

161 1,520 119 30 89 159 100 59 

Mobile Home Park 316 1,580 82 25 57 145 90 55 

Comparison Between 
Land Uses 

155 60 -37 -5 -32 -14 -10 -4

Notes: 

1. 1 ksf = 1,000 square feet   DU = dwelling unit 

2. Trip rates based on ITE Trip Generation Manual 10th edition average rates

3.3 Trip Distribution & Assignment 

The trip distribution and assignment described below are used only for the operational (LOS) analysis. 

Existing average daily traffic (ADT) volumes presented in the General Plan EIR were used to estimate the 

portion of trips travelling in each direction to and from the Project site and along the study roadway 

segments. Figure 3.2 presents the trip distribution for the Project-generated trips. DRAFT
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To calculate trip assignment, the trip distribution was applied to the estimated Project trip generation to 

determine the Project trips that travel in each direction. Table 3.2 presents the project-generated trips 

assigned to the adjacent roadways, for both Existing and Cumulative scenarios. 

Table 3.2 Project Trip Assignment 

Roadway Location 
% 

Distribution Existing Cumulative 

Holman Road south of Auto Center Circle* 10% 160 5 

Holman Road north of Auto Center Circle 90% 1,420 55 

Hammer Lane west of Holman Road 35% 550 20 

Hammer Lane east of Holman Road 36% 570 25 

Holman Road north of Hammer Lane* 19% 300 10 

*Not a study segment, but shown for reference of distributed trips.

These Project trips were superimposed onto the Existing conditions (2020) traffic volumes to derive the 

Existing Plus Project traffic volumes. The General Plan’s Cumulative (2040) scenario already assumes the 

Project site would be used for Low Density Residential dwelling units, so to calculate the Cumulative Plus 

Project traffic volumes on the adjacent roadway segments, the volumes generated by the previously-

assumed General Plan land use had to be subtracted from the Cumulative No Project conditions ADT prior 

to superimposing the added Project trips. The Project trip values for Cumulative conditions shown in Table 

3.2 represent the net change in roadway volume that result from this calculation. 

4. VMT Analysis

This section presents the various findings of the VMT analyses conducted, based on the methodologies 

previously described, to evaluate and estimate baseline VMT.  

4.1 Baseline VMT 

Regional Baseline VMT, population, and VMT per capita information from the SJCOG model is provided in 

Table 4.1.  

Table 4.1 SJCOG Model Baseline VMT Metrics 

Total VMT Population VMT per Capita 
15% Below Baseline 

Threshold 

SJCOG Model (Regional) 18,784,680 627,371 29.9 25.5 

Based on the Regional model, the Baseline VMT per capita is 29.9 (including Cities), and the 15% below 

regional baseline threshold for determining Project impact significance is 25.5 VMT per capita.  

4.2 Project VMT 

Project total VMT is determined by multiplying the Project’s trip generation by the average trip length of the 

model TAZ where the Project is located. The Project population was estimated based on the General Plan 

rate for average persons per household in the City of Stockton (3.23 persons per household). The total VMT 

divided by the estimated Project population yields the Project’s estimated VMT per capita, which is 

DRAFT
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compared to the regional threshold to determine impact significance. Table 4.2 presents the Project’s VMT 

evaluation and estimated VMT per capita compared to the regional threshold. 

Table 4.2 Project-Level VMT 

Project 
Trips 

Average 
Trip Length 
(mi) 

Project Total 
VMT Population 

Project VMT per 
Capita 

SJCOG Model 
Regional Threshold 

1,580 14.3 22,594 1,021 22.1 25.5 

As shown, the Project VMT per capita of 22.1 is lower than the estimated Regional threshold, and is 

presumed to cause a less than significant transportation impact. 

5. LOS Analysis Parameters & Methodologies 

5.1 Level of Service (LOS) Methodologies 

Traffic operations were quantified through the determination of "Level of Service" (LOS). Level of Service is a 

qualitative measure of traffic operating conditions, whereby a letter grade "A" through "F" is assigned to an 

intersection, or roadway segment, representing progressively worsening traffic conditions. LOS "A" 

represents free-flow operating conditions and LOS "F" represents over-capacity conditions. Levels of Service 

was calculated for all study locations using the methods documented in the Transportation Research Board 

Publication Highway Capacity Manual, Sixth Edition, A Guide for Multimodal Mobility Analysis, 2016 (HCM 

6). 

Table 5.1, presents the LOS traffic volume thresholds in terms of bi-directional average daily traffic (ADT). 

These thresholds are found in the Envision Stockton 2040 General Plan Update and Utility Master Plan 

Supplements Final EIR and Mitigation Monitoring and Reporting Program. 
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Table 5.1 Level of Service (LOS) Criteria for Roadways 

Facility Class & 
Lanes 

Two-way Average Daily Traffic (ADT) Threshold 

LOS A LOS B LOS C LOS D LOS E 

6-Lane Freeway < 41,400 < 67,800 < 95,400 < 116,100 < 129,600 

4-Lane Freeway < 27,600 < 45,200 < 63,600 < 77,400 < 86,400 

8-Lane Arterial < 38,100 < 42,300 < 53,300 < 66,600 < 78,400 

6-Lane Arterial < 28,800 < 32,000 < 40,300 < 50,400 < 59,300 

4-Lane Arterial < 18,600 < 20,600 < 26,000 < 32,500 < 38,200 

2-Lane Arterial < 8,400 < 9,300 < 11,800 < 14,700 < 17,300 

4-Lane Collector < 17,600 < 19,600 < 24,700 < 30,900 < 36,300 

2-Lane Collector < 6,400 < 7,100 < 9,000 < 11,300 < 13,200 

Notes: 

1. LOS F is characterized by ADT greater than the threshold listed under ‘LOS E’. 

2. Source: "Existing" Area Type from Table A-1, Stockton General Plan Update, Existing 
Conditions Technical Memorandum: Transportation, 2016. Based on Highway Capacity Manual, 
Transportation Research Board. 
3. All volumes are approximate and assume ideal roadway characteristics. Actual threshold 
volumes for each Level of Service listed above may vary depending on a variety of factors 
including (but not limited to) roadway curvature and grade, intersection or interchange spacing, 
driveway spacing, percentage of trucks and other heavy vehicles, travel lane widths, signal 
timing characteristics, on-street parking, volume of cross traffic and pedestrians, etc. 

5.1.1 Level of Service Policies 

City of Stockton 

The Envision Stockton 2040 General Plan contains the following Level of Service policy: 

Action TR-4.1A 

Strive for Level of Service (LOS) D or better for both daily roadway segment and peak hour 

intersection operations, except when doing so would conflict with other land use, environmental, or 

economic development priorities… 

This policy also includes a list of locations where there are exceptions to the typical LOS threshold of LOS D: 

Strive for different LOS standards along the following corridors due to physical constraints that limit 

the improvements that can be constructed: 

• Hammer Lane, West Lane to Holman Road − LOS E 

6. Operational (LOS) Analysis 

6.1 Existing Conditions 

The Existing conditions describe the existing transportation facilities serving the project site and establish the 

traffic conditions which currently exist for those facilities. Existing conditions is the analysis scenario in which 
DRAFT
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current operations at study locations are analyzed and establishes the baseline traffic operations for the 

proposed project impact analysis. 

6.1.1 Existing Roadway LOS 

Existing weekday daily traffic volumes were derived for 2020 using straight line growth between volumes 

presented for years 2016 and 2040 in the Envision Stockton 2040 General Plan Final Environmental Impact 

Report (FEIR, 2018). Table 6.1 presents a summary of the LOS at each study location during the Existing 

(2020) conditions, with LOS also calculated for the 2016 volumes for comparison.  

Table 6.1 Existing Conditions Roadway Operations 

# Street Start End 
Facility 
Type 

Target 
LOS 

2016 
ADT LOS 

2020 
ADT 

Estimate LOS 

1 Hammer Lane SPRR Holman 
Road 

8-Lane
Arterial

E 38,240 B 38,851 B 

2 Hammer Lane Holman 
Road 

SR 99 8-Lane
Arterial

D 36,690 A 37,277 A 

3 Holman Road Auto 
Center 

Auto 
Center 

6-Lane
Arterial

D 16,570 A 16,836 A 

As presented in Table 6.1, all three study roadway locations operate at acceptable LOS under Existing 

(2020) conditions. 

6.1.2 Existing Plus Project Roadway LOS 

Existing Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed onto the existing “background” traffic volumes. Traffic impacts 

associated with the proposed development are investigated in comparison to the Existing Conditions. 

Table 6.2 presents a summary of the LOS at each study location during the Existing Plus Project conditions. 

Table 6.2 Existing Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2020 Plus 
Project 

ADT 
Estimate LOS 

1 Hammer Lane SPRR Holman Road 8-Lane Arterial E 39,401 B 

2 Hammer Lane Holman Road SR 99 8-Lane Arterial D 37,847 A 

3 Holman Road Auto Center Auto Center 6-Lane Arterial D 18,256 A 

As presented in Table 6.2, all study roadway locations operate at acceptable LOS under Existing Plus 

Project conditions. DRAFT
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6.2 Cumulative Conditions 

Cumulative conditions refer to the analysis scenario which reflects future conditions represented by local and 

regional growth in approximately 20 years. 

In coordination with the City, the Cumulative conditions scenario is based on the proposed General Plan 

network, which includes the following roadway improvements: 

• Hammer Lane reduced in travel width to 6 lanes

• Holman Road reduced in travel width to 4 lanes

6.2.1 Cumulative Roadway LOS 

Table 6.3 presents a summary of the LOS at each study location during the Cumulative No Project 

conditions.  

Table 6.3 Cumulative No Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 
ADT 

General 
Plan LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,200 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,500 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,100 A 

As presented in Table 6.3, all study roadway locations operate at acceptable LOS under Cumulative No 

Project conditions. 

6.2.2 Cumulative Plus Project Roadway LOS 

Cumulative Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed on 2040 No Project traffic volumes and analyzed using the lane 

geometrics as listed under Cumulative No Project conditions. Table 6.4 presents a summary of the LOS at 

each study location during the Cumulative Plus Project conditions. 

Table 6.4 Cumulative Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 Plus
Project ADT LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,220 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,525 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,155 A 

As presented in Table 6.4, all study roadway locations operate at acceptable LOS under Cumulative Plus 

Project conditions. DRAFT
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7. Conclusion 

Based on the VMT analysis contained herein, the proposed Mobile Home Park at Auto Center Circle in 

Stockton is estimated to have a VMT per capita of 22.1, which is lower than the estimated Regional 

threshold of 25.5 VMT per capita. Additionally, the Project is an affordable housing project located in an infill 

location, and is also located within ½ mile of a stop along a high-quality transit corridor. The Project is 

presumed to cause a less than significant transportation impact. 

Based on the operational analysis contained herein, the study locations are anticipated to maintain 

acceptable level of service with or without the addition of Project traffic under the following scenarios: 

• Existing conditions  

- Hammer Lane – LOS A/B 

- Holman Road – LOS A 

• Existing Plus Project conditions  

- Hammer Lane – A/B 

- Holman Road – LOS A 

• Cumulative No Project conditions  

- Hammer Lane – C/B 

- Holman Road – LOS A 

• Cumulative Plus Project conditions 

- Hammer Lane – C/B 

- Holman Road – LOS A 

DRAFT
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February 11, 2021 
Project No. 20-10384 

City of Stockton 
Planning & Engineering Division  
345 North El Dorado Street 
Stockton, California 95902 
Contact: Matt Diaz, Advanced Planning Manager  
 

Subject:  Toxic Air Contaminant Analysis Memorandum for the Auto Center Drive Mobile Home 
Project 

Dear Mr. Diaz:  

Rincon has prepared this Toxic Air Contaminant (TAC) Analysis Memorandum for the Auto Center 
Mobile Home Project (project). This memorandum qualitatively analyses operational health risk impacts 
from existing TACs upon the project. 

Project Description 

The approximately 18.5-acre project site is located on Auto Center Circle west of Holman Road, in the 
northeastern portion of Stockton. The site address is 2733, 2811, 2868, 2871, and 2810 Auto Center 
Circle, in the City of Stockton, California. The project site is currently vacant.  

The project would construct a mobile home park, consisting of 316 units on the project site and 373 
surface parking spaces. The project requires an Administrative Use Permit (AUP) per Stockton Municipal 
Code (SMC) Section 16.20.020, Allowable land uses and permit requirements, and a General Plan 
Amendment to change the project site’s land use designation from Low Density Residential to Medium 
Density Residential. SMC Section 16.80.210 includes a requirement for mobile home parks to obtain an 
AUP and provides standards specific to the use. The site would be gated along Auto Center Circle near 
the proposed site office.  

Background 

Air Quality 

The project area is located in the San Joaquin Valley Air Basin (SJVAB), which occupies the southern half 
of the Central Valley and comprises eight counties: San Joaquin, Stanislaus, Fresno, Merced, Madera, 
Kings, Tulare, and portions of Kern County. The SJVAB is approximately 250 miles long and 35 miles in 
width (on average) and is bordered by the Coast Range Mountains on the west, the Sierra Nevada 
mountains on the east, and the Tehachapi Mountains to the south. On the valley floor, the SJVAB is 
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open only to the north, which heavily influences prevailing winds.1 The San Joaquin Valley Air Pollution 
Control District (SJVAPCD) is the designated air quality control agency for the SJVAB.  

Toxic Air Contaminants 

A TAC is an air pollutant that may cause or contribute to an increase in mortality or serious illness or 
which may pose a present or potential hazard to human health. TACs may result in long-term health 
effects such as cancer, birth defects, neurological damage, asthma, genetic damage, or short-term acute 
effects such as eye watering, respiratory irritation, runny nose, throat pain, and headaches. TACs are 
considered either carcinogenic or non-carcinogenic based on the nature of the health effects associated 
with exposure. For carcinogenic TACs, potential health impacts are evaluated in terms of overall relative 
risk expressed as excess cancer cases per one million exposed individuals. Non-carcinogenic TACs differ 
in that there is generally assumed to be a safe level of exposure below which no negative health impact 
is believed to occur. These levels are determined on a pollutant-by-pollutant basis. 

TACs include both organic and inorganic chemical substances. One of the main sources of TACs in 
California is diesel engines that emit exhaust containing solid material known as diesel particulate 
matter (DPM); however, TACs may be emitted from a variety of common sources, including gasoline 
stations, motor vehicles, dry cleaners, industrial operations, painting operations, and research and 
teaching facilities.  

In 1983, the California Legislature enacted a program to identify the health effects of TACs and to reduce 
exposure to these contaminants to protect the public health (Assembly Bill [AB] 1807: Health and Safety 
Code Sections 39650–39674). The Legislature established a two-step process to address the potential 
health effects from TACs. The first step is the risk assessment (or identification) phase. The second step 
is the risk management (or control) phase of the process.  

The California Air Toxics Program establishes the process for the identification and control of TACs and 
includes provisions to make the public aware of significant toxic exposures and for reducing risk. 
Additionally, the Air Toxics "Hot Spots" Information and Assessment Act (AB 2588, 1987, Connelly Bill) 
was enacted in 1987 and requires stationary sources to report the types and quantities of certain 
substances routinely released into the air. The goals of the Air Toxics "Hot Spots" Act are to collect 
emission data, identify facilities having localized impacts, ascertain health risks, notify nearby residents 
of significant risks, and reduce those significant risks to acceptable levels. The Children's Environmental 
Health Protection Act, California Senate Bill 25 (Chapter 731, Escutia, Statutes of 1999), focuses on 
children's exposure to air pollutants. The act requires the California Air Resources Board (CARB) to 
review its air quality standards from a children's health perspective, evaluate the statewide air quality 
monitoring network, and develop any additional air toxic control measures needed to protect children's 
health.  

Sensitive Receptors 

Some receptors are considered more sensitive than others to air pollutants. The reasons for greater 
than average sensitivity include pre-existing health problems, proximity to emissions sources, or 
duration of exposure to air pollutants. Schools, hospitals, and convalescent homes are considered to be 
relatively sensitive to poor air quality because children, elderly people, and the infirmed are more 

 
1 San Joaquin Valley Air Pollution Control District. 2015. Guide for Assessing and Mitigating Air Quality Impacts. March. 
www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. 
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susceptible to respiratory distress and other air quality-related health problems than the general public. 
Residential areas are also considered sensitive to poor air quality because people usually stay home for 
extended periods of time, with greater associated exposure to ambient air quality. Recreational uses are 
considered sensitive receptors due to the greater exposure to ambient air quality conditions because 
vigorous exercise associated with recreation places a high demand on the human respiratory system. 
The SJVAPCD considers hospitals, schools, parks, playgrounds, daycare centers, nursing homes, 
convalescent facilities, and residential areas as sensitive receptors.2 The project would introduce new 
sensitive receptors to the project site as residents.  

Thresholds 

The SJVAPCD has specified thresholds from health risk impacts from permitted and non-permitted TAC 
sources.  For carcinogenic (cancer) risk, the threshold is greater than 20 per million.3 For non-
carcinogenic risk (acute and chronic), the threshold is greater than 1.  he non-carcinogenic risk threshold 
is a unitless value. Both thresholds are used for the determination of impacts in this analysis.  

Methodology 

In the SJVAPCD Guide for Assessing and Mitigating Air Quality Impacts, SJVAPCD has identified two 
categories for land use projects that have the potential to cause long-term public health risk impacts: 
Type A and Type B projects. Type A projects are land use projects that place new sources of air toxics 
within the vicinity of existing receptors. Type B projects are land use projects that place new receptors in 
the vicinity of existing new sources. For Type A projects, the SJVAPCD has screening tools and modeling 
guidance to evaluate new sources of TACs. For Type B projects, SJVAPCD recommends using guidance 
from CARB’s Air Quality and Land Use Handbook: A Community Health Perspective for siting new 
sensitive receptors within proximity to TAC sources.4 Advisory recommendations for common sources of 
TACs are listed in Table 1-1 of the handbook. CARB recommends specific distance between sources to 
minimize the health risks from TAC sources upon sensitive receptors. The proposed project is a Type B 
project because it would site new sensitive receptors (i.e. residents) near existing sources. Residential 
developments are not considered a source of TACs and the project is not categorized as Type A.  

To screen out sources of TACs, all potential TAC sources within 1,000 feet of the project boundaries 
were identified. An influence area of 1,000 feet was used based on the key health findings from the 
CARB land use handbook, which suggests that adverse health risks are more likely when a receptor is 
within 1,000 feet of a TAC source. Furthermore, CARB recommends a buffer distance of 1,000 feet for 
several sources, including distribution centers, rail yards, and chrome palters.  A public records request 
was also submitted to the SJVAPCD to identify and obtain information on permitted stationary sources 
within 1,000 feet of the project site. The distance between the TAC sources and the project site were 
then estimated and compared to the applicable CARB distance advisory recommendations.  

 
2 San Joaquin Valley Air Pollution Control District. 2015. Guide for Assessing and Mitigating Air Quality Impacts. March. 
www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. 
3 Note that SJVAPCD updated their carcinogenic threshold from 10 in one million to 20 in one million in May 2015. See 
https://www.valleyair.org/busind/pto/staff-report-5-28-15.pdf 
4 California Air Resource Board. 2005. Air Quality and Land Use Handbook: A Community Health Perspective. April. 
https://ww3.arb.ca.gov/ch/handbook.pdf 
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The relevant CARB distance advisory recommendations are listed below:   

▪ Freeways and High-Traffic Roads: Avoid siting new sensitive within 500 feet of a freeway, urban 
roads with 100,000 vehicles per day, or rural roads with 50,000 vehicles per day.  

▪ Distribution Centers: Avoid siting new sensitive land uses within 1,000 feet of a distribution 
center (that accommodates more than 100 trucks per day, more than 40 trucks with operating 
transport refrigeration units (TRUs) per day, or where TRU unit operations exceed 300 hours per 
week  

o Take into account the configuration of existing distribution centers and void locating 
residences and other sensitive land uses near entry and exit points.  

▪ Rail Yards: Avoid siting new sensitive land uses within 1,000 feet of a major service and 
maintenance rail yard. 

o Within one mile of a rail yard, consider possible siting limitations and mitigation 
approaches.  

▪ Gasoline Dispensing Facilities: Avoid siting new sensitive land uses with 300 feet of a large gas 
station (defined as facility with a throughput of 3.6 million gallons per year or greater). A 50-foot 
separation is recommended for typical gas dispensing facilities.  

Impact Analysis 

An initial review of the project area determined that there are no commercial gasoline dispensing 
facilities, warehouse/distribution centers, nor railyards within 1,000 feet of the project site. In addition, 
no sources of TACs were identified in the surrounding residential neighborhoods. However, four 
potential TAC sources were identified. One roadway (Holman Road) and the three SJVAPCD permitted 
facilities located within the auto dealerships developments are within 1,000 feet of the project site. See 
Attachment 1 for the Health Risk Assessment screening information.  

Mobile Sources 

Mobile sources refer to emissions from motor vehicles, including tailpipe and evaporative emissions, 
and are classified as either on-road or off-road. On-road sources may be legally operated on roadways 
and highways. Off-road sources include aircraft, ships, trains, and self-propelled construction 
equipment. The natural environment can also generate air pollutants, such as when high winds suspend 
fine dust particles. Pollutants emitted by vehicle exhaust are a public health concern. The U.S. EPA has 
identified six pollutants of highest priority: DPM, acrolein, acetaldehyde, formaldehyde, benzene, and 
1,3-butadiene. CARB has identified DPM as the primary airborne carcinogen in the state. A primary 
source of DPM is exhaust from diesel vehicle traffic on roadways. Exposure to these pollutants from 
mobile sources can increase the chances of adverse cancer and non-cancer health effects. Therefore, 
siting new sensitive receptors at further distances from roadways is recommend to reduce exposure 
from traffic-related emissions.  
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Holman Road is approximately 200 feet east of the closet project boundary and has average daily traffic 
of approximately 16,570 vehicles per day.5 The existing traffic volume is well below the threshold of 
100,000 vehicles per day for urban roads. Therefore, the project would comply with CARB’s siting 
recommendation for freeways and high-traffic roads. Note that roadways, such as Hammer Lane and 
State Route 99, are not included in this analysis since both roadways are over 1,000 feet from the 
project site. Hammer Lane is approximately 1,250 feet north and State Route 99 is approximately 0.75 
miles east of the project site. 

SJVAPCD Permitted Facilities  

A public records request was submitted to SJVAPCD to identify permitted stationary sources within 
1,000 feet of the project site. SJVAPCD conducted a site review for air toxics within a quarter of a mile of 
the project site and identified three permitted facilities.6 SJVAPCD also provided health risk results and 
gasoline annual throughput rates (i.e. the amount of gasoline dispensed per year). The three permitted 
facilities within 1,000 feet of the project site include: 

1. Big Valley Ford (3282 Auto Center Drive) is an auto center dealership that operates two paint 
spray booth coating operations and a gasoline dispensing facility, not for commercial use. The 
facility is approximately 120 feet north of the project boundary. The facility has an annual 
throughput rate of approximately 68,481 gallons per year. From the coating operations, the 
total approximate cancer risk is from the coating operations is 0.25 per million, the total 
approximate acute hazard index is 0.05, and the total approximate chronic hazard index is 0.02.  

2. Chase Chevrolet (6441 Holman Road) is an auto center dealership that operates a gasoline 
dispensing facility, not for commercial use. The facility is approximately 230 feet northeast of 
the project boundary. The annual throughput rate is approximately 4,505 gallons per year.  

3. California Car Wash (3434 East Hammer Lane) is a car washing facility that operates a gasoline 
dispensing facility.7 The facility is approximately 970 feet north of the closet project boundary. 
The annual throughput rate calculated is approximately 3,942,000 gallons per year.  

The gasoline dispensing facilities were compared to CARB’s advisory recommendations, while the health 
risks from paint spray booth coating operations from the Big Valley Ford were compared to the SJVAPCD 
TAC thresholds. CARB does not have distance recommendations for paint spray booth coating 
operations.  The California Car Wash would be considered a large gas station since its annual throughput 
of gasoline is greater than 3.6 million gallons per year. However, the California Car Wash is located 
approximately 970 feet north of the closest project boundary. There is adequate distance between the 
facility and the proposed project since CARB recommends a 300 feet distance between a sensitive land 
use and a large gas station. The gas dispensing sources from the Big Valley Ford and the Chase Chevrolet 
facilities also comply with CARB’s recommendation for typical gas stations since they are over 50 feet 
from the project site. In addition, the health risks associated with the two paint spray booth operation at 
the Big Valley Ford facility are 0.25 per million, 0.05 for acute hazard index, and 0.02 for chronic hazard 
index. These carcinogenic and non-carcinogenic risk and hazard values are below the SJVAPCD 
thresholds of 20 per million for carcinogenic risks and 1 for non-carcinogenic hazards. Therefore, the 

 
5 Fehr & Peers. 2016. Envision Stockton 2040 General Plan Update Existing Conditions Technical Memorandum: Transportation. July. 
http://www.stocktongov.com/files/GP_UpdateTransportation.pdf 
6Correspondence with Theresa Haywood, Senior Office Assistant San Joaquin Valley Air Pollution Control District. 26 January 2021.  
7 Note that this facility is currently named “Zoom Car Wash” but SJVAPCD confirmed that there has been no transfer of ownership for this 
facility and that this is only a name change.  
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project would be sited at an appropriate distance from existing permitted facilities and health risks from 
the Big Valley Ford would be below the SJVAPCD thresholds. 

Conclusion 

The project proposes the construction of mobile home residences, which would introduce new sensitive 
receptors to the project site. A screening analysis was completed to identify all potential TAC sources 
within 1,000 feet of the project boundaries. CARB’s siting distance recommendations from their land use 
handbook and the SJVAPCD TAC thresholds were used in this analysis to make impact determinations.  

Four potential TAC sources were identified, one mobile source (Holman Road) and three permitted 
stationary sources. Due to the low traffic volume on Holman Road, the roadway would not be 
considered a high-traffic roadway and mobile sources were screened out. SJVAPCD provided facility-
specific site information that showed that the sources at the three permitted stationary sources are 
located beyond CARB’s recommended siting distance for gasoline dispensing facilities. Furthermore, 
both the paint spray booth coating operations at the Big Valley Ford facility have health risks that are 
below the SJVAPCD thresholds. Therefore, the future residential sensitive receptors would be sited at an 
appropriate distance from potential TAC sources and risks from potential exposure to air toxics would be 
negligible.  

 

Sincerely,  

Rincon Consultants, Inc.  

 

  
 
 
Kari Zajac, MESM  Matt Maddox, AICP  
Project Manager  Principal 
 



 

 

Attachment 1 
Health Risk Assessment Screening Information  



San Joaquin Valley Air Pollution Control District
Authority to Construct Application Review

Motor Vehicle Gasoline Dispensing Facility Phase ll EVR Upgrade

Facility Name:

Mailing Address:

Contact Person:

Telephone:

Fax:

Application #(s):

Project #:

Deemed Complete:

California Car Wash

3434 East Hammer Lane
Stockton, CA 95207

Joseph Bagley (Contractor)

(209) 367 — 4800

(209) 367 — 5424

N-161-1-3

N1091460

April 3, 2009

Date: April 3, 2009

Engineer: Wai-Man So

Lead Engineer: Nick Peirce

I. Proposal

California Car Wash is requesting an Authority to Construct (ATC) permit to upgrade the
existing Phase II Vapor Recovery System from Balance (G-70-52-AM) to VST EVR with
Veeder-Root Vapor Filter not including ISD (VR-203) in this retail facility.

II. Applicable Rules

District Rule 1081
District Rule 2201
District Rule 2520
District Rule 4102
District Rule 4621

District Rule 4622
CH&SC 42301.6

Source Sampling (12/16/93)
New and Modified Stationary Source Review Rule (09/21/06)
Federally Mandated Operating Permits (06/21/01)
Nuisance (12/17/92)
Gasoline Transfer into Stationary Storage Containers, Delivery
Vessels and Bulk Plants (12/20/07)
Transfer of Gasoline into Vehicle Tanks (12/20/07)
School Notice

Public Resources Code 21000-21177: California Environmental Quality Act (CEQA)
California Code of Regulations, Title 14, Division 6, Chapter 3, Sections 15000-
15387: CEQA Guidelines

Ill.	 Project Location

The facility is located at 3434 East Hammer Lane, Stockton in CA. There will not be an
increase of emissions as a result of this project. Pursuant to California Health and
Safety Code 42301.6, a school notification is not required.
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IV. Process Description

Gasoline is delivered to the storage tanks via a delivery vessel. Gasoline is then dispensed
from the tanks into motor vehicle tanks during vehicle refueling.

V. Equipment Listing

Pre-Project Equipment Description:

GASOLINE DISPENSING OPERATION WITH ONE 12,000 GALLON AND ONE 12,000
GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON DIESEL) UNDERGROUND
STORAGE TANKS SERVED BY PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM
(VR-101-C), AND 6 FUELING POINTS WITH 6 GASOLINE DISPENSING NOZZLES
SERVED BY BALANCE PHASE II VAPOR RECOVERY SYSTEM (G-70-52-AM)

Proposed Modification:

MODIFICATION OF GASOLINE DISPENSING OPERATION WITH ONE 12,000
GALLON AND ONE 12,000 GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON
DIESEL) UNDERGROUND STORAGE TANKS SERVED BY PHIL-TITE PHASE I
VAPOR RECOVERY SYSTEM (VR-101-C), AND 6 FUELING POINTS WITH 6
GASOLINE DISPENSING NOZZLES SERVED BY BALANCE PHASE II VAPOR
RECOVERY SYSTEM (G-70-52-AM): UPGRADE THE EXISTING PHASE II VAPOR
RECOVERY SYSTEM FROM BALANCE (G-70-52-AM) TO VST EVR WITH VEEDER-
ROOT VAPOR FILTER NOT INCLUDING !SD (VR-203). THE POST PROJECT
EQUIPMENT DESCRIPTION WILL BECOME: GASOLINE DISPENSING OPERATION
WITH ONE 12,000 GALLON AND ONE 12,000 GALLON SPLIT (6,000 GALLON
GASOLINE/6,000 GALLON DIESEL) UNDERGROUND STORAGE TANKS SERVED BY
A PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM (VR-101-C), AND 6 FUELING
POINTS WITH 6 GASOLINE DISPENSING NOZZLES SERVED BY A VST EVR PHASE
ll VAPOR RECOVERY SYSTEM WITH VEEDER-ROOT VAPOR FILTER NOT
INCLUDING ISD (VR-203)

Post Project Equipment Description:

GASOLINE DISPENSING OPERATION WITH ONE 12,000 GALLON AND ONE 12,000
GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON DIESEL) UNDERGROUND
STORAGE TANKS SERVED BY A PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM
(VR-101-C), AND 6 FUELING POINTS WITH 6 GASOLINE DISPENSING NOZZLES
SERVED BY A VST EVR PHASE ll VAPOR RECOVERY SYSTEM WITH VEEDER-
ROOT VAPOR FILTER NOT INCLUDING ISD (VR-203)

2
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VI.	 Emission Control Technology Evaluation

A. Control Technique

The motor vehicle refueling operation will use California Air Resources Board (CARB)
certified Phase I and Phase II vapor recovery systems designed to reduce VOC emission
by at least 98% during storage tank filling & 95% during motor vehicle refueling.

B. BACT

The use of CARB certified Phase I & II vapor recovery systems satisfies SJVUAPCD
BACT requirements for motor vehicle refueling facilities.

VII.	 Calculations

Annual Throughput Comparison Table
Number of Post Project Fueling Points 6 FP
Annual Throughput Proposed by Applicant 240,000 gal/yr
Annual Throughput Calculated by District.' 3,942,000 gal/yr
Use the Following Post Project Annual Throughput 3,942,000 gal/yr

A. Assumptions

o VOC is the only pollutant emitted from this operation.
o This facility may operate 24 hours per day, 365 days per year.
o Nozzles pump at 10 gal/min. (from ARB Executive Orders).
o Stations are designated to handle peak gasoline dispensing periods, so an

estimated use factor of 50% is considered conservative.
o If the time that a vehicle spends at a fueling station is 8 minutes, only about 2

minutes of that time is actually spent dispensing fuel (20 gallons @ 10 gal/min).
Therefore, a utilization factor of 0.25 will be used for calculations.

o Since the facility is not required to install ISD until September 1, 2009, no annual
throughput limit is necessary at this time before the due date. However, in order to
avoid triggering the ISD requirements for Phase II EVR, the facility will be required
to accept an annual throughput limit of 1.8 million gallons/year until September 1,
2010, after which the annual throughput limit will be 600,000 gallons/year or less.

o As a conservative estimate, the post-project annual VOC emissions are calculated
based on the District-calculated annual throughput of 3,942,000 gallons per year
(per District assumption).

B. Emission Factors

Pursuant to California Air Resource Board, OPW Phase I Vapor Recovery System
and VST Phase II Vapor Recovery System are certified Phase I & II Vapor Recovery
System under Executive Orders (EO) VR-102 and VR-203 respectively. The
emission factor were obtain from Appendix A - Emission Factors For Gasoline

I This value is calculated using the standard District assumptions listed in this section.
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Permit 
Number

Process
Number Process Type Process Rate Process MaterialProcess Units

Dist. to
School

(ft.)

Dist to
Business

(ft.)

Dist. to
Residence

(ft.)

Emission Inventory - Calendar Year 2018 Survey

Facility ID: N-3308

Toxic ID:

SIC: 5541

Facility Name: CHASE CHEVROLET

TAD:

Confidential
Process
Rates:

1 4505.00 GasolineGallons                  0.00 0.00Fuel dispensing1

1 0.00 GasolineGallons                  0.00 0.00N/A2

1 0.00 GasolineGallons                  0.00 0.00N/A3

Contact Alex Robinson                                     

Company CHASE CHEVROLET

Address PO BOX 8349                                       

City, State, Zip: STOCKTON                 , CA  95208

Telephone (209) -475-6640

E-mail alexr947@aol.com                                  

Location of facility
if different from 
above

6441 HOLMAN RD

STOCKTON, CA  95212     

Name and Title of Responsible Official

Name:  

Title:  

By checking this box, I certify that the information contained in the Emissions 
Survey is accurate to the best of my knowledge.X



San Joaquin Valley Air Pollution Control District 
Risk Management Review 

 

To: Fred Cruz – Permit Services 

From: Tadeh Issakhanian – Technical Services 

Date: April 25, 2016 

Facility Name: Big Valley Ford, Inc. 

Location: 3282 Auto Center Drive, Stockton 

Application #(s): N-112-1-2 

Project #: N-1161249 

 
 
A. RMR SUMMARY  
 

RMR Summary 

Categories 
Auto Coating 

(Unit 1-2) 
Project Totals Facility Totals 

Prioritization Score 39 >1.0 >1.0 

Acute Hazard Index 0.02 0.02 0.02 

Chronic Hazard Index 0.00 0.00 0.00 

Maximum Individual Cancer Risk  1.48E-08 1.48E-08 1.48E-08 

T-BACT Required? Yes 
 

Special Permit Requirements? Yes 

 

 
Proposed Permit Requirements 

 
To ensure that human health risks will not exceed District allowable levels and to implement the 
Airborne Toxic Control Measure (ATCM) for Emissions of Hexavalent Chromium and Cadmium 
from Motor Vehicle and Mobile Equipment Coatings, the following permit requirements must be 
included for: 
 
Unit 1-0 
 

1. No coatings, solvents, or additives containing hexavalent chromium or cadmium shall be 
used. 

2. No coatings, solvents, or additives containing lead or nickel shall be used. 
3. The exhaust stack shall vent vertically upward.  The vertical exhaust flow shall not be 

impeded by a rain cap (flapper ok), roof overhang, or any other obstruction. 
 
T-BACT is required for this unit because of emissions of Ethyl Benzene which is a VOC.   
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B. RMR REPORT 
 

I. Project Description  
 

Technical Services received a request on April13, 2016, to perform a Risk Management 
Review for a proposed modification to a paint spray booth.  The modification consisted of the 
installation replacing an existing paint spray booth with a new paint spray booth. The new 
paint spray booth is an enclosed paint spray booth with dry filters and a 1.2 MMBtu/hr natural 
gas fired booth heater. The applicant is not proposing to modify the current daily VOC limit of 
54.7 lbs for this refinishing operation or the current facility-wide VOC emissions limit not to 
exceed 19,708lbs.The applicant has also agreed to limit the daily natural gas input to 20.0 
mmbtu/day. 

 
II. Analysis 

 
 
The MSDS sheets for the coatings used in the operation were reviewed by CAS# for 
Hazardous Air Pollutants (HAPs). The values were entered into the Autobody Shop coating 
spreadsheet to calculate the HAPs' emissions and Toxic emissions for this proposed unit 
were calculated using 2001 Ventura County’s Air Pollution Control District's emission factors 
for Natural Gas Fired external combustion, and input into the San Joaquin Valley APCD's 
Hazard Assessment and Reporting Program (SHARP).  In accordance with the District’s 
Risk Management Policy for Permitting New and Modified Sources (APR 1905, May 28,  
2015), risks from the proposed unit’s toxic emissions were prioritized using the procedure in 
the 1990 CAPCOA Facility Prioritization Guidelines.  The prioritization score for the facility is 
greater than 1.0 (see RMR Summary Table).  Therefore, a refined health risk assessment 
was required. The AERMOD model was used, with the parameters outlined below and 
meteorological data for 2010-2014 from Stockton to determine the dispersion factors (i.e., 
the predicted concentration or Χ divided by the normalized source strength or Q) for a 
receptor grid.  These dispersion factors were input into the SHARP Program, which then 
used the Air Dispersion Modeling and Risk Tool (ADMRT) of the Hot Spots Analysis and 
Reporting Program Version 2 (HARP 2) to calculate the chronic and acute hazard indices 
and the carcinogenic risk for the project. 

 
The following parameters were used for the review: 

 
Analysis Parameters 

Unit 1-2 
Source Type Point Location Type Urban 

Stack Height (m) 6.1 Closest Receptor (m) 91 

Stack Diameter. (m) 0.86 Type of Receptor Business 

Stack Exit Velocity (m/s) 1.86 Max Hours per Year 2080 

Stack Exit Temp. (°K) 298  Fuel Type NG 

NG Usage (MMscf/hr) 0.00120 NG Usage (MMscf/yr) 73 
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III. Conclusion 
 

The acute and chronic indices are below 1.0 and the cancer risk associated with the project 
is greater than 1.0 in a million, but less than 20 in a million. In accordance with the District’s 
Risk Management Policy, the project is approved with Toxic Best Available Control 
Technology (T-BACT). 
 
To ensure that human health risks will not exceed District allowable levels; the permit 
requirements listed on page 1 of this report must be included for this proposed unit. 
 
These conclusions are based on the data provided by the applicant and the project engineer.  
Therefore, this analysis is valid only as long as the proposed data and parameters do not 
change.  
 
IV. Attachments 

: 
A. RMR request from the project engineer 
B. Additional information from the applicant/project engineer 
C. Prioritization score w/ toxic emissions summary 
D. Facility Summary 



San Joaquin Valley Air Pollution Control District 
Risk Management Review 

 

To: Fred Cruz – Permit Services 

From: Eddie Arredondo – Technical Services 

Date: August 8, 2018 

Facility Name: Big Valley Ford 

Location: 3282 Auto Center Circle 

Application #(s): N-112-6-0 

Project #: N-1182484 

 
 
A. RMR SUMMARY  

 
RMR Summary 

Units Prioritization 
Score 

Acute 
Hazard 
Index 

Chronic 
Hazard 
Index 

Maximum 
Individual 

Cancer 
Risk 

T-BACT 
Required? 

Special Permit 
Requirements? 

Unit 6-0 
(Paint Booth with 

NG Heater) 
7.26 0.01 0.02 2.25E-07 No Yes 

Project Totals 7.26 0.01 0.02 2.25E-07 
 

Facility Totals >1 0.03 0.02 2.40E-07 
 

Proposed Permit Requirements 
 
To ensure that human health risks will not exceed District allowable levels; the following shall be 
included as requirements for:  
 

To ensure that human health risks will not exceed District allowable levels and to comply with 
the Airborne Toxic Control Measure (ATCM) for Emissions of Hexavalent Chromium and 
Cadmium from Motor Vehicle and Mobile Equipment Coatings; the following permit conditions 
must be included for: 

 
      Unit # 6-0 

 
1. The exhaust stack shall vent vertically upward.  The vertical exhaust flow shall not be 

impeded by a rain cap (flapper ok), roof overhang, or any other obstruction. 
2. {Revised 4442} No coatings, solvents, or additives containing hexavalent chromium or 

cadmium shall be used. [District Rule 4102] 
3. No coatings, solvents, or additives containing lead or nickel shall be used. [District 

Rule 4102] 
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B. RMR REPORT 
 

I. Project Description  
 

Technical Services received a request on August 6, 2018, to perform a Risk Management 
Review for a proposed installation of a new paint spray booth with dry filters. The daily VOC 
emissions limit for this facility will be limited to 54.7 lb-VOC per day.   

 
II. Analysis 

 
The SDS sheets for the coatings used in the operation were reviewed by CAS# for Toxic Air 
Contaminants (TACs). The values were entered into the Autobody Shop coating spreadsheet 
to calculate the TACs’ emissions, and input into the San Joaquin Valley APCD's Hazard 
Assessment and Reporting Program (SHARP).  In accordance with the District’s Risk 
Management Policy for Permitting New and Modified Sources (APR 1905, May 28, 2015), 
risks from the proposed unit’s toxic emissions were prioritized using the procedure in the 1990 
CAPCOA Facility Prioritization Guidelines.  (The prioritization score for this proposed facility 
was greater than 1.0 (see RMR Summary Table).  Therefore, a refined health risk assessment 
was required. The AERMOD model was used, with the parameters outlined below and 
meteorological data for 2013-2017 from Stockton to determine the dispersion factors (i.e., the 
predicted concentration or Χ divided by the normalized source strength or Q) for a receptor 
grid.  These dispersion factors were input into the SHARP Program, which then used the Air 
Dispersion Modeling and Risk Tool (ADMRT) of the Hot Spots Analysis and Reporting 
Program Version 2 (HARP 2) to calculate the chronic and acute hazard indices and the 
carcinogenic risk for the project. 
 
The following parameters were used for the review: 

 
Analysis Parameters 

Unit 6-0 
Source Type Point Location Type Urban 

Stack Height (m) 8.23 Closest Receptor (m) 45.72 
Stack Diameter. (m) 0.86 Type of Receptor Business 

Stack Exit Velocity (m/s) 9.66 VOC Emission (lb/day) 54.7 
Stack Exit Temp. (°K) 344.11  VOC Emission (lb/year) 19966 
NG Usage (mmscf/hr) 0.0012 NG Usage (mmscf/yr) 10.512 

           
III. Conclusion 

 
The acute and chronic indices are below 1.0 and the cancer risk associated with the project 
is greater than 1.0 in a million, but less than 20 in a million. In accordance with the District’s 
Risk Management Policy, the project is approved with Toxic Best Available Control 
Technology (T-BACT). 
 
To ensure that human health risks will not exceed District allowable levels; the permit 
requirements listed on page 1 of this report must be included for this proposed unit. 
 
These conclusions are based on the data provided by the applicant and the project engineer.  
Therefore, this analysis is valid only as long as the proposed data and parameters do not 
change.  
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IV. Attachments 

 
A. RMR request from the project engineer 
B. Additional information from the applicant/project engineer 
C. Prioritization score w/ toxic emissions summary 
D. Facility Summary 
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Connie Cochran

From: Dodgie Vidad
Sent: Monday, March 15, 2021 10:41 AM
To: Tristan Osborn; Even Marcelo
Cc: Michael McDowell; Eric Alvarez
Subject: RE: [EXT] Auto Center Drive - Traffic Study ETA
Attachments: Traffic Study - Auto Center Drive.pdf

Hi Tristan- 
Please see comments on the  traffic study and let me know if you have any questions.  I made a note on page 8 for 
internal discussion.  Please remove once we have an answer.  My concern is the study approach in crediting trips for a 
proposed use versus projected land use trips in the current zoning.  It’s tricky in a sense that we are only looking for 
traffic impacts beyond the existing allowed trips yet they are still unmitigated. 
Thanks 
Dodgie 
 

From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Wednesday, February 17, 2021 8:04 AM 
To: Dodgie Vidad <Dodgie.Vidad@stocktonca.gov>; Even Marcelo <Even.Marcelo@stocktonca.gov> 
Cc: Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: RE: [EXT] Auto Center Drive - Traffic Study ETA 
 
Dodgie – 
 
Sounds good, thanks for your understanding.  
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 

From: Dodgie Vidad <Dodgie.Vidad@stocktonca.gov>  
Sent: Tuesday, February 16, 2021 5:57 PM 
To: Tristan Osborn <Tristan.Osborn@stocktonca.gov>; Even Marcelo <Even.Marcelo@stocktonca.gov> 
Cc: Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: RE: [EXT] Auto Center Drive - Traffic Study ETA 
 
Tristan- 
One week is very optimistic.  Due to other projects we’re working on, lead times are up to a week.  We’ll see what we 
can do for this one. 
Thanks 
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Dodgie 
 

From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Tuesday, February 16, 2021 8:25 AM 
To: Even Marcelo <Even.Marcelo@stocktonca.gov>; Dodgie Vidad <Dodgie.Vidad@stocktonca.gov> 
Cc: Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA 
 
Even/Dodgie – 
 
Please see attached traffic study. The consultant has requested a one-week turnaround, but please let me know if you 
need a couple extra days to review. Please send any comments/edits in whatever format is easiest for you. Thanks! 
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 

From: Matthew Maddox <mmaddox@rinconconsultants.com>  
Sent: Thursday, February 11, 2021 9:56 AM 
To: Tristan Osborn <Tristan.Osborn@stocktonca.gov>; Kari Zajac <kzajac@rinconconsultants.com> 
Cc: Matt Diaz <Matt.Diaz@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: RE: [EXT] Auto Center Drive - Traffic Study ETA 
 
CAUTION: This email originated from outside the City of Stockton.  Do not click any links or open attachments if this is unsolicited 
email. 
Tristan, 
 
Attached is the traffic memorandum GHD prepared. You can send to the engineering team to review when they are 
ready. If you or the engineering team has questions, let me know and I can share with GHD (Rosanna and Todd).  
 
Also, attached is the HRA for Air Quality that we prepared. Let us know any questions/clarifications or if we can provide 
anything else.  
 
Matt Maddox, AICP, Principal 
Rincon Consultants, Inc. 
Environmental Scientists | Planners | Engineers 
916-706-1374 x250 
916-204-9142 Mobile 
rinconconsultants.com 
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From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Thursday, February 11, 2021 9:38 AM 
To: Matthew Maddox <mmaddox@rinconconsultants.com>; Kari Zajac <kzajac@rinconconsultants.com> 
Cc: Matt Diaz <Matt.Diaz@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: [EXT] Auto Center Drive - Traffic Study ETA 
 

CAUTION: This email originated from outside of Rincon Consultants. Be cautious before clicking on any links, 
or opening any attachments, until you are confident that the content is safe . 
 
Matthew – 
 
I hope all is well. I know we were hoping to have the traffic study this week; are we still on track for that? I want to give 
our engineering team a head’s up on when they can expect the review period to start. Thanks! 
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 



GHD 

2200 21st Street, Sacramento, California 95818 USA 
T 916 782 8688  F 916 782 8689  W www.ghd.com 

February 8, 2021 

To: Rincon Consultants Project: Stockton Auto Center Circle Mobile 
Home Project 

From: Todd Tregenza, AICP 
Rosanna Southern, EIT 

Ref/Job No.: 11222590 

CC: City of Stockton File No.: 11222590-MEM001.DOCX 

Subject: Traffic Impact Analysis and Supplemental Operational Analysis 

1. Introduction

The City of Stockton has tasked GHD, Inc., sub-consultant to Rincon Consultants, with performing a vehicle 

miles traveled (VMT) impact analysis and operational analysis of the proposed Stockton Auto Center Circle 

Mobile Home Park development, hereafter referred to as the “Project”, pursuant to SB 743 and local policy. 

Under SB 743, Level of Service (LOS) is no longer considered as the metric for environmental transportation 

impacts under the California Environmental Quality Act (CEQA), but rather VMT. This memorandum also 

includes traffic operational analysis results with LOS as the metric, consistent with City of Stockton 

Transportation Impact Analysis Guidelines (2003). 

The proposed Project, which consists of 316 mobile home dwelling units, is in the northeastern portion of the 

City on a currently vacant property west of Holman Road at Auto Center Circle. Single-family homes abut the 

Project site to the south. The Stockton Auto Mall and related auto-oriented/commercial land uses are located 

to the north of the Project site. Automobile dealerships abut the Project’s eastern boundary and front Holman 

Road. This Project will require a General Plan amendment and proposes to change the Project site’s land 

use designation from Low Density Residential to Medium Density Residential. Figure 1.1 presents the study 

area map and project location. 

This technical memorandum has been prepared to conduct the transportation impact analysis for the 

proposed project, document the technical data and methodologies utilized in the VMT and LOS analyses, 

and serve as a technical supplement to the environmental document. As part of this study, GHD has 

reviewed available guidance and documentation from the City of Stockton to identify any draft or advisory 

VMT baseline estimates and/or threshold recommendations. In coordination with City staff, and absent 

adopted or guiding threshold values, GHD has presumed a reduction of 15% below regional baseline as the 

VMT impact threshold consistent with the Governor’s Office of Planning and Research (OPR) Technical 

Advisory On Evaluating Transportation Impacts in CEQA (December 2018) and CEQA guidelines. Based on 

coordination with the City of Stockton, the San Joaquin Council of Governments Regional Travel Demand 

Model (SJCOG RTDM, 2019) was utilized to estimate baseline and project-level VMT per capita.  DRAFT

http://www.ghd.com/
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2. VMT Regulatory Framework & Methodology 

SB 743 was signed into law in 2013, with the intent to better align California Environmental Quality Act 

(CEQA) practices with statewide sustainability goals related to efficient land use, greater multi-modal 

choices, and greenhouse gas reductions. The provisions of SB 743 became effective statewide on July 1, 

2020. Under SB 743, automobile delay, traditionally measured as level of service (LOS), is no longer 

considered an environmental impact under CEQA. Instead, impacts are determined by changes to VMT. 

VMT measures the number and length of vehicle trips made on a daily basis. VMT is a useful indicator of 

overall land use and transportation efficiency, where the most efficient system is one that minimizes VMT by 

encouraging shorter vehicle trip lengths, more walking and biking, or increased carpooling and transit. 

Measuring VMT requires estimating or measuring the full length of vehicle trips by purpose, such as 

commute trips or shopping trips that often cross between cities, counties, or states. For this reason, regional 

travel demand models, “big data,” and household travel surveys that are less limited by local agency 

boundaries are the preferred tools to estimate VMT under SB 743. 

2.1 VMT Threshold 

In December 2018, OPR released its Technical Advisory on Evaluating Transportation Impacts in CEQA 

(OPR’s Technical Advisory). OPR’s Technical Advisory identifies recommended VMT thresholds for different 

land use types, and screening criteria. Generally, OPR recommends a reduction of 15% or more in Baseline 

VMT per capita as the impact threshold for residential-based developments, as stated below. Residential 

development that would generate vehicle travel that is 15 or more percent below the existing residential VMT 

per capita, measured against the region or city, may indicate a less-than-significant transportation impact. 

“Recommended threshold for residential projects: A proposed project exceeding a level of 15 

percent below existing VMT per capita may indicate a significant transportation impact. Existing VMT 

per capita may be measured as regional VMT per capita or as city VMT per capita. Proposed 

development referencing a threshold based on city VMT per capita (rather than regional VMT per 

capita) should not cumulatively exceed the number of units specified in the Sustainable 

Communities Strategy (SCS) for that city, and should be consistent with the SCS.” 

The City of Stockton 2018 Adopted General Plan makes reference to SB 743, and the need to measure the 

traffic impacts of future projects with VMT as a significance metric. However, the City has yet to establish 

VMT guidance and significance thresholds. The City is currently in the process of establishing VMT guidance 

and/or policies for implementing SB 743. In coordination with the City of Stockton, and in absence of adopted 

or guiding VMT threshold values for the City, the VMT analysis utilizes the recommended threshold of 15% 

below baseline (existing) regional VMT per capita for Project impact determination. 

2.2 OPR Recommended Screening Thresholds 

OPR’s Technical Advisory lists the following screening thresholds for land use projects. These types of 

development projects are presumed to have a less than significant impact on VMT and therefore, a less than 

significant adverse impact on transportation. OPR’s Technical Advisory suggests that lead agencies may 

screen out VMT impacts using project size, maps, transit availability, and provision of affordable housing. 

DRAFT
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• Projects that are consistent with the Sustainable Communities Strategy (SCS) or General Plan and 

generate or attract fewer than 110 daily trips (per CEQA). 

• Map-based screening for residential and office projects located in low VMT areas, and incorporate 

similar features (density, mix of uses, transit accessibility).  

• Certain projects within ½ mile of either an existing major transit stop1 or an existing stop along a high-

quality transit corridor2 (CEQA Guidelines Section 15064.3, subdivision (b)(1)). However, this will not 

apply if information indicates that the project will still generate high levels of VMT.  

• Affordable Housing Development in infill locations. 

• Locally-serving retail projects, typically less than 50,000 square feet (does not apply to this Project). 

The proposed Project is considered affordable housing, and it is in an infill location. OPR’s Technical 

Advisory has the following criteria for screening affordable housing: 

Presumption of Less Than Significant Impact for Affordable Residential Development  

“Adding affordable housing to infill locations generally improves jobs-housing match, in turn 

shortening commutes and reducing VMT. Further, “… low-wage workers in particular would be more 

likely to choose a residential location close to their workplace, if one is available.”3 In areas where 

existing jobs-housing match is closer to optimal, low income housing nevertheless generates less 

VMT than market- rate housing. Therefore, a project consisting of a high percentage of affordable 

housing may be a basis for the lead agency to find a less-than-significant impact on VMT. Evidence 

supports a presumption of less than significant impact for a 100 percent affordable residential 

development (or the residential component of a mixed-use development) in infill locations. Lead 

agencies may develop their own presumption of less than significant impact for residential projects 

(or residential portions of mixed-use projects) containing a particular amount of affordable housing, 

based on local circumstances and evidence. Furthermore, a project which includes any affordable 

residential units may factor the effect of the affordability on VMT into the assessment of VMT 

generated by those units.” 

The proposed Project could be presumed to have a less than significant impact on VMT, under OPR‘s 

Technical Advisory, due to it being 100 percent affordable housing in an infill location. However, the City has 

not identified these criteria based on local circumstances and evidence. Additionally, the Project is located 

within a ½ mile of an existing stop along a high-quality transit corridor. San Joaquin Regional Transit District 

maintains and operates fixed bus Route 43, which has a stop at Hammer Lane and Holman Road, and has 

14-15 minute headways in both directions during peak commute hours. Therefore, this Project could be 

presumed to cause a less than significant transportation impact, under OPR’s Technical Advisory. However, 

 
1 “major transit stop” - A major transit stop is a "site containing an existing rail, a ferry terminal served by bus or rail 

transit service, or intersection of two or more major bus routes with a frequency of service interval of 15 minutes or 
less during morning and evening peak hour commute". OPR, 2018. 

2 Pub. Resources Code, § 21155 (“For purposes of this section, a high-quality transit corridor means a corridor with fixed 
route bus service with service intervals no longer than 15 minutes during peak commute hours.”). 

3 Karner and Benner (2015) Low-wage jobs-housing fit: identifying locations of affordable housing shortages. 
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for thoroughness, a VMT impact analysis has been performed to confirm if the project-specific or location-

specific information would generate significant levels of VMT. 

2.3 CEQA Baseline Considerations 

Under CEQA, project impacts must be evaluated by comparing environmental conditions after project 

implementation to conditions at a point in time referred to as the baseline. The CEQA Guidelines Section 

15125 provides the following guidance for establishing the baseline: 

“An EIR must include a description of the physical environmental conditions in the vicinity of the 

project. This environmental setting will normally constitute the baseline physical conditions by which 

a lead agency determines whether an impact is significant. […] The purpose of this requirement is to 

give the public and decision makers the most accurate and understandable picture practically 

possible of the project's likely near-term and long-term impacts.” 

The CEQA Guidelines goes on to state that generally, the baseline is the environmental condition that exists 

at the time the notice of preparation is published or environmental analysis is commenced, from both a local 

and regional perspective. However, a lead agency may define the baseline by referencing historic conditions, 

as long as substantial evidence is provided that such a baseline is necessary to provide the most accurate 

picture practically possible of the project’s impacts given that existing conditions change or fluctuate over 

time.  

The baseline provided in this memorandum is estimated for the region, from the most recently updated 

SJCOG Travel Demand Model. 

2.4 VMT Methodology  

2.4.1 City of Stockton Model  

The City of Stockton General Plan Travel Demand Model (Stockton Model, 2017) is a trip-based model that 

utilizes the traditional four-step travel demand modelling method, a standard modelling process that uses 

land use inputs to determine trip generations and attractions, trip distribution, mode choice, and trip 

assignment. This model was considered for estimation of baseline VMT and project-level VMT estimates. 

However, the model boundary is limited by the City’s planning area (General Plan area) and does not 

account for the full length of trips with origins and destinations outside of the model boundary. 

2.4.2 SJCOG Regional Travel Demand Model 

The baseline provided in this memorandum is estimated from the most recently updated SJCOG Regional 

Travel Demand Model (SJCOG RTDM, VMIP-2, 2019), which has a base year of 2015 and a forecast year of 

2045. The SJCOG RTDM utilizes the traditional four-step travel demand modelling method, and covers San 

Joaquin County, Merced County, and Stanislaus County. This tri-county model processes land use data to 

produce trips by different trip purposes and modes. It outputs VMT throughout the model boundary and 

represents interregional travel. The SJCOG Model base year 2015 was utilized to estimate regional baseline 

Residential VMT, including cities. To estimate trips associated with Residential VMT, all home-based 
DRAFT
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vehicular trips were selected for a trip-based evaluation of VMT. The model’s socioeconomic inputs were 

utilized to estimate regional population and calculate VMT per capita. 

County External Trips 

The SJCOG model inputs and trip purposes for evaluation of VMT is limited to the boundary of the model 

area. To estimate baseline VMT, the total trip lengths of trips with origins or destinations outside of the model 

boundary must be accounted for. Each of the model’s external gateways has an assigned link distance, and 

accurately represents the average distance travelled for trips beyond the model boundary, based on local 

and interregional commute patterns and census data. By accounting for the assigned link distances, the 

baseline VMT calculation includes the full trip lengths of internal-external and external-internal trips. 

Project-Level VMT 

Project-level VMT was estimated using the SJCOG model, based on the average length of residential-based 

trips from the traffic analysis zone (TAZ) containing the Project site. Then the trip generation, calculated in 

this memorandum, was multiplied by this average trip length to determine the total Project VMT. The total 

VMT was divided by the estimated Project population to arrive at the VMT per capita. 

3. Project Description 

The Project proposes to develop a mobile home park at an approximately 18.52-acre site, consisting of three 

vacant parcels located at the western terminus of Auto Center Circle (private street), and 316 dwelling units 

per the Site Plan. Figure 3.1 presents the project Site Plan. 

3.1 Project Site Access 

The proposed site will provide one main access point via Auto Center Circle, through a gated access at the 

eastern border of the Project site, and a secondary access further east than the gated access. Several 

driveways within the Project site along Auto Center Circle will provide access to parking areas interior to the 

development. The Site Plan also shows on-street parking along Auto Center Circle. 

 

  DRAFT
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3.2 Trip Generation 

Project trip generation has been estimated for the total number of dwelling units, 316 per the Site Plan. The 

daily and peak hour trip generation estimations were achieved by utilizing the Institute of Transportation 

Engineers (ITE) publication Trip Generation Manual (10th Ed.). Trip rates for the 316 dwelling units used the 

Land Use Code 240 for Mobile Home Park. In addition to the proposed Project, an estimation of trips 

generated for the current General Plan land use and zoning designation has been included for comparison. 

The current General Plan land use and zoning designation for the project site is Low Density Residential, 

which has a maximum density of 8.7 dwelling units per acre per the City’s Municipal Code. Based on the site 

size of 18.52 acres, an estimated 161 single-family dwelling units would be allowed within the Low Density 

Residential designation. 

Table 3.1 presents the Project trip generation, the trip generation under General Plan land use and zoning, 

and the difference between the two. As shown, the Project trip generation is 1,580 daily trips, 82 trips in the 

AM peak hour, and 145 trips in the PM peak hour. The Project is estimated to generate approximately 60 

additional daily trips compared to the General Plan land use. 

Table 3.1 Project Trip Generation 

Land Use Category 
(ITE Code) Unit1 

Daily Trip 
Rate/Unit2 

AM Peak Hour Trip 
Rate/Unit 

PM Peak Hour Trip 
Rate/Unit 

Total In % Out % Total In % Out % 

Single-Family Detached 
Housing (210) 

DU 9.44 0.74 25% 75% 0.99 63% 37% 

Mobile Home Park (240) DU 5.00 0.26 31% 69% 0.46 62% 38% 

Project Name 
Quantity 
(Units) 

Daily 
Trips 

AM Peak Hour Trips PM Peak Hour Trips 

Total In Out Total In Out 

General Plan Land Use 
(Low Density Residential) 

161 1,520 119 30 89 159 100 59 

Mobile Home Park 316 1,580 82 25 57 145 90 55 

Comparison Between 
Land Uses 

155 60 -37 -5 -32 -14 -10 -4

Notes: 

1. 1 ksf = 1,000 square feet   DU = dwelling unit 

2. Trip rates based on ITE Trip Generation Manual 10th edition average rates

3.3 Trip Distribution & Assignment 

The trip distribution and assignment described below are used only for the operational (LOS) analysis. 

Existing average daily traffic (ADT) volumes presented in the General Plan EIR were used to estimate the 

portion of trips travelling in each direction to and from the Project site and along the study roadway 

segments. Figure 3.2 presents the trip distribution for the Project-generated trips. DRAFT
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To calculate trip assignment, the trip distribution was applied to the estimated Project trip generation to 

determine the Project trips that travel in each direction. Table 3.2 presents the project-generated trips 

assigned to the adjacent roadways, for both Existing and Cumulative scenarios. 

Table 3.2 Project Trip Assignment 

Roadway Location 
% 

Distribution Existing Cumulative 

Holman Road south of Auto Center Circle* 10% 160 5 

Holman Road north of Auto Center Circle 90% 1,420 55 

Hammer Lane west of Holman Road 35% 550 20 

Hammer Lane east of Holman Road 36% 570 25 

Holman Road north of Hammer Lane* 19% 300 10 

*Not a study segment, but shown for reference of distributed trips.

These Project trips were superimposed onto the Existing conditions (2020) traffic volumes to derive the 

Existing Plus Project traffic volumes. The General Plan’s Cumulative (2040) scenario already assumes the 

Project site would be used for Low Density Residential dwelling units, so to calculate the Cumulative Plus 

Project traffic volumes on the adjacent roadway segments, the volumes generated by the previously-

assumed General Plan land use had to be subtracted from the Cumulative No Project conditions ADT prior 

to superimposing the added Project trips. The Project trip values for Cumulative conditions shown in Table 

3.2 represent the net change in roadway volume that result from this calculation. 

4. VMT Analysis

This section presents the various findings of the VMT analyses conducted, based on the methodologies 

previously described, to evaluate and estimate baseline VMT.  

4.1 Baseline VMT 

Regional Baseline VMT, population, and VMT per capita information from the SJCOG model is provided in 

Table 4.1.  

Table 4.1 SJCOG Model Baseline VMT Metrics 

Total VMT Population VMT per Capita 
15% Below Baseline 

Threshold 

SJCOG Model (Regional) 18,784,680 627,371 29.9 25.5 

Based on the Regional model, the Baseline VMT per capita is 29.9 (including Cities), and the 15% below 

regional baseline threshold for determining Project impact significance is 25.5 VMT per capita.  

4.2 Project VMT 

Project total VMT is determined by multiplying the Project’s trip generation by the average trip length of the 

model TAZ where the Project is located. The Project population was estimated based on the General Plan 

rate for average persons per household in the City of Stockton (3.23 persons per household). The total VMT 

divided by the estimated Project population yields the Project’s estimated VMT per capita, which is 
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compared to the regional threshold to determine impact significance. Table 4.2 presents the Project’s VMT 

evaluation and estimated VMT per capita compared to the regional threshold. 

Table 4.2 Project-Level VMT 

Project 
Trips 

Average 
Trip Length 
(mi) 

Project Total 
VMT Population 

Project VMT per 
Capita 

SJCOG Model 
Regional Threshold 

1,580 14.3 22,594 1,021 22.1 25.5 

As shown, the Project VMT per capita of 22.1 is lower than the estimated Regional threshold, and is 

presumed to cause a less than significant transportation impact. 

5. LOS Analysis Parameters & Methodologies 

5.1 Level of Service (LOS) Methodologies 

Traffic operations were quantified through the determination of "Level of Service" (LOS). Level of Service is a 

qualitative measure of traffic operating conditions, whereby a letter grade "A" through "F" is assigned to an 

intersection, or roadway segment, representing progressively worsening traffic conditions. LOS "A" 

represents free-flow operating conditions and LOS "F" represents over-capacity conditions. Levels of Service 

was calculated for all study locations using the methods documented in the Transportation Research Board 

Publication Highway Capacity Manual, Sixth Edition, A Guide for Multimodal Mobility Analysis, 2016 (HCM 

6). 

Table 5.1, presents the LOS traffic volume thresholds in terms of bi-directional average daily traffic (ADT). 

These thresholds are found in the Envision Stockton 2040 General Plan Update and Utility Master Plan 

Supplements Final EIR and Mitigation Monitoring and Reporting Program. 
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Table 5.1 Level of Service (LOS) Criteria for Roadways 

Facility Class & 
Lanes 

Two-way Average Daily Traffic (ADT) Threshold 

LOS A LOS B LOS C LOS D LOS E 

6-Lane Freeway < 41,400 < 67,800 < 95,400 < 116,100 < 129,600 

4-Lane Freeway < 27,600 < 45,200 < 63,600 < 77,400 < 86,400 

8-Lane Arterial < 38,100 < 42,300 < 53,300 < 66,600 < 78,400 

6-Lane Arterial < 28,800 < 32,000 < 40,300 < 50,400 < 59,300 

4-Lane Arterial < 18,600 < 20,600 < 26,000 < 32,500 < 38,200 

2-Lane Arterial < 8,400 < 9,300 < 11,800 < 14,700 < 17,300 

4-Lane Collector < 17,600 < 19,600 < 24,700 < 30,900 < 36,300 

2-Lane Collector < 6,400 < 7,100 < 9,000 < 11,300 < 13,200 

Notes: 

1. LOS F is characterized by ADT greater than the threshold listed under ‘LOS E’. 

2. Source: "Existing" Area Type from Table A-1, Stockton General Plan Update, Existing 
Conditions Technical Memorandum: Transportation, 2016. Based on Highway Capacity Manual, 
Transportation Research Board. 
3. All volumes are approximate and assume ideal roadway characteristics. Actual threshold 
volumes for each Level of Service listed above may vary depending on a variety of factors 
including (but not limited to) roadway curvature and grade, intersection or interchange spacing, 
driveway spacing, percentage of trucks and other heavy vehicles, travel lane widths, signal 
timing characteristics, on-street parking, volume of cross traffic and pedestrians, etc. 

5.1.1 Level of Service Policies 

City of Stockton 

The Envision Stockton 2040 General Plan contains the following Level of Service policy: 

Action TR-4.1A 

Strive for Level of Service (LOS) D or better for both daily roadway segment and peak hour 

intersection operations, except when doing so would conflict with other land use, environmental, or 

economic development priorities… 

This policy also includes a list of locations where there are exceptions to the typical LOS threshold of LOS D: 

Strive for different LOS standards along the following corridors due to physical constraints that limit 

the improvements that can be constructed: 

• Hammer Lane, West Lane to Holman Road − LOS E 

6. Operational (LOS) Analysis 

6.1 Existing Conditions 

The Existing conditions describe the existing transportation facilities serving the project site and establish the 

traffic conditions which currently exist for those facilities. Existing conditions is the analysis scenario in which 
DRAFT
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current operations at study locations are analyzed and establishes the baseline traffic operations for the 

proposed project impact analysis. 

6.1.1 Existing Roadway LOS 

Existing weekday daily traffic volumes were derived for 2020 using straight line growth between volumes 

presented for years 2016 and 2040 in the Envision Stockton 2040 General Plan Final Environmental Impact 

Report (FEIR, 2018). Table 6.1 presents a summary of the LOS at each study location during the Existing 

(2020) conditions, with LOS also calculated for the 2016 volumes for comparison.  

Table 6.1 Existing Conditions Roadway Operations 

# Street Start End 
Facility 
Type 

Target 
LOS 

2016 
ADT LOS 

2020 
ADT 

Estimate LOS 

1 Hammer Lane SPRR Holman 
Road 

8-Lane
Arterial

E 38,240 B 38,851 B 

2 Hammer Lane Holman 
Road 

SR 99 8-Lane
Arterial

D 36,690 A 37,277 A 

3 Holman Road Auto 
Center 

Auto 
Center 

6-Lane
Arterial

D 16,570 A 16,836 A 

As presented in Table 6.1, all three study roadway locations operate at acceptable LOS under Existing 

(2020) conditions. 

6.1.2 Existing Plus Project Roadway LOS 

Existing Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed onto the existing “background” traffic volumes. Traffic impacts 

associated with the proposed development are investigated in comparison to the Existing Conditions. 

Table 6.2 presents a summary of the LOS at each study location during the Existing Plus Project conditions. 

Table 6.2 Existing Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2020 Plus 
Project 

ADT 
Estimate LOS 

1 Hammer Lane SPRR Holman Road 8-Lane Arterial E 39,401 B 

2 Hammer Lane Holman Road SR 99 8-Lane Arterial D 37,847 A 

3 Holman Road Auto Center Auto Center 6-Lane Arterial D 18,256 A 

As presented in Table 6.2, all study roadway locations operate at acceptable LOS under Existing Plus 

Project conditions. DRAFT
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6.2 Cumulative Conditions 

Cumulative conditions refer to the analysis scenario which reflects future conditions represented by local and 

regional growth in approximately 20 years. 

In coordination with the City, the Cumulative conditions scenario is based on the proposed General Plan 

network, which includes the following roadway improvements: 

• Hammer Lane reduced in travel width to 6 lanes

• Holman Road reduced in travel width to 4 lanes

6.2.1 Cumulative Roadway LOS 

Table 6.3 presents a summary of the LOS at each study location during the Cumulative No Project 

conditions.  

Table 6.3 Cumulative No Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 
ADT 

General 
Plan LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,200 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,500 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,100 A 

As presented in Table 6.3, all study roadway locations operate at acceptable LOS under Cumulative No 

Project conditions. 

6.2.2 Cumulative Plus Project Roadway LOS 

Cumulative Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed on 2040 No Project traffic volumes and analyzed using the lane 

geometrics as listed under Cumulative No Project conditions. Table 6.4 presents a summary of the LOS at 

each study location during the Cumulative Plus Project conditions. 

Table 6.4 Cumulative Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 Plus
Project ADT LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,220 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,525 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,155 A 

As presented in Table 6.4, all study roadway locations operate at acceptable LOS under Cumulative Plus 

Project conditions. DRAFT
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7. Conclusion 

Based on the VMT analysis contained herein, the proposed Mobile Home Park at Auto Center Circle in 

Stockton is estimated to have a VMT per capita of 22.1, which is lower than the estimated Regional 

threshold of 25.5 VMT per capita. Additionally, the Project is an affordable housing project located in an infill 

location, and is also located within ½ mile of a stop along a high-quality transit corridor. The Project is 

presumed to cause a less than significant transportation impact. 

Based on the operational analysis contained herein, the study locations are anticipated to maintain 

acceptable level of service with or without the addition of Project traffic under the following scenarios: 

• Existing conditions  

- Hammer Lane – LOS A/B 

- Holman Road – LOS A 

• Existing Plus Project conditions  

- Hammer Lane – A/B 

- Holman Road – LOS A 

• Cumulative No Project conditions  

- Hammer Lane – C/B 

- Holman Road – LOS A 

• Cumulative Plus Project conditions 

- Hammer Lane – C/B 

- Holman Road – LOS A 

DRAFT
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Connie Cochran

From: Parviz Chitsazan
Sent: Thursday, March 11, 2021 5:13 PM
To: Dodgie Vidad; Dennis Yep
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA
Attachments: 11222590-MEM001.pdf; 20-10384 Auto Center Drive Mobile Home HRA.pdf

Categories: Blue Category

I started a blue beam session.  It expire on 3/17/2021 
 
Thanks, 

 
Parviz Chitsazan  
Senior Civil Engineer  

  City of Stockton 
Public Works Department 
22 E. Weber Ave, 3rd Floor 
Stockton  CA 95202 
(209)-937-8243 
Fax (209)-937-8277 
parviz.chitsazan@stocktonca.gov 
 
 
 
 

From: Dodgie Vidad <Dodgie.Vidad@stocktonca.gov>  
Sent: Thursday, March 11, 2021 1:20 PM 
To: Dennis Yep <Dennis.Yep@stocktonca.gov>; Parviz Chitsazan <Parviz.Chitsazan@stocktonca.gov> 
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA 
 
Checking in on this if you have comments. 
thanks 
 

From: Dodgie Vidad  
Sent: Tuesday, February 16, 2021 6:02 PM 
To: Dennis Yep <Dennis.Yep@stocktonca.gov>; Parviz Chitsazan <Parviz.Chitsazan@stocktonca.gov> 
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA 
 
Please see attached…I already responded that one week is very optimistic.   
Thanks 
 

From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Tuesday, February 16, 2021 8:25 AM 
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To: Even Marcelo <Even.Marcelo@stocktonca.gov>; Dodgie Vidad <Dodgie.Vidad@stocktonca.gov> 
Cc: Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: FW: [EXT] Auto Center Drive - Traffic Study ETA 
 
Even/Dodgie – 
 
Please see attached traffic study. The consultant has requested a one-week turnaround, but please let me know if you 
need a couple extra days to review. Please send any comments/edits in whatever format is easiest for you. Thanks! 
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 

From: Matthew Maddox <mmaddox@rinconconsultants.com>  
Sent: Thursday, February 11, 2021 9:56 AM 
To: Tristan Osborn <Tristan.Osborn@stocktonca.gov>; Kari Zajac <kzajac@rinconconsultants.com> 
Cc: Matt Diaz <Matt.Diaz@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: RE: [EXT] Auto Center Drive - Traffic Study ETA 
 
CAUTION: This email originated from outside the City of Stockton.  Do not click any links or open attachments if this is unsolicited 
email. 
Tristan, 
 
Attached is the traffic memorandum GHD prepared. You can send to the engineering team to review when they are 
ready. If you or the engineering team has questions, let me know and I can share with GHD (Rosanna and Todd).  
 
Also, attached is the HRA for Air Quality that we prepared. Let us know any questions/clarifications or if we can provide 
anything else.  
 
Matt Maddox, AICP, Principal 
Rincon Consultants, Inc. 
Environmental Scientists | Planners | Engineers 
916-706-1374 x250 
916-204-9142 Mobile 
rinconconsultants.com 
 

 
 

From: Tristan Osborn <Tristan.Osborn@stocktonca.gov>  
Sent: Thursday, February 11, 2021 9:38 AM 
To: Matthew Maddox <mmaddox@rinconconsultants.com>; Kari Zajac <kzajac@rinconconsultants.com> 
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Cc: Matt Diaz <Matt.Diaz@stocktonca.gov>; Michael McDowell <Michael.McDowell@stocktonca.gov> 
Subject: [EXT] Auto Center Drive - Traffic Study ETA 
 

CAUTION: This email originated from outside of Rincon Consultants. Be cautious before clicking on any links, 
or opening any attachments, until you are confident that the content is safe . 
 
Matthew – 
 
I hope all is well. I know we were hoping to have the traffic study this week; are we still on track for that? I want to give 
our engineering team a head’s up on when they can expect the review period to start. Thanks! 
 
- Tristan  
 
 

 

Tristan J. Osborn 
SENIOR PLANNER, ADVANCED PLANNING  
Direct: 209.937.8569 
tristan.osborn@stocktonca.gov 

 
For the City of Stockton Updates on COVID-19, please visit: 
Twitter @stocktonUpdates    
Facebook @CityofStockton    
City Website http://www.stocktonca.gov    
 



GHD 

2200 21st Street, Sacramento, California 95818 USA 
T 916 782 8688  F 916 782 8689  W www.ghd.com 

February 8, 2021 

To: Rincon Consultants Project: Stockton Auto Center Circle Mobile 
Home Project 

From: Todd Tregenza, AICP 
Rosanna Southern, EIT 

Ref/Job No.: 11222590 

CC: City of Stockton File No.: 11222590-MEM001.DOCX 

Subject: Traffic Impact Analysis and Supplemental Operational Analysis 

1. Introduction

The City of Stockton has tasked GHD, Inc., sub-consultant to Rincon Consultants, with performing a vehicle 

miles traveled (VMT) impact analysis and operational analysis of the proposed Stockton Auto Center Circle 

Mobile Home Park development, hereafter referred to as the “Project”, pursuant to SB 743 and local policy. 

Under SB 743, Level of Service (LOS) is no longer considered as the metric for environmental transportation 

impacts under the California Environmental Quality Act (CEQA), but rather VMT. This memorandum also 

includes traffic operational analysis results with LOS as the metric, consistent with City of Stockton 

Transportation Impact Analysis Guidelines (2003). 

The proposed Project, which consists of 316 mobile home dwelling units, is in the northeastern portion of the 

City on a currently vacant property west of Holman Road at Auto Center Circle. Single-family homes abut the 

Project site to the south. The Stockton Auto Mall and related auto-oriented/commercial land uses are located 

to the north of the Project site. Automobile dealerships abut the Project’s eastern boundary and front Holman 

Road. This Project will require a General Plan amendment and proposes to change the Project site’s land 

use designation from Low Density Residential to Medium Density Residential. Figure 1.1 presents the study 

area map and project location. 

This technical memorandum has been prepared to conduct the transportation impact analysis for the 

proposed project, document the technical data and methodologies utilized in the VMT and LOS analyses, 

and serve as a technical supplement to the environmental document. As part of this study, GHD has 

reviewed available guidance and documentation from the City of Stockton to identify any draft or advisory 

VMT baseline estimates and/or threshold recommendations. In coordination with City staff, and absent 

adopted or guiding threshold values, GHD has presumed a reduction of 15% below regional baseline as the 

VMT impact threshold consistent with the Governor’s Office of Planning and Research (OPR) Technical 

Advisory On Evaluating Transportation Impacts in CEQA (December 2018) and CEQA guidelines. Based on 

coordination with the City of Stockton, the San Joaquin Council of Governments Regional Travel Demand 

Model (SJCOG RTDM, 2019) was utilized to estimate baseline and project-level VMT per capita.  DRAFT
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2. VMT Regulatory Framework & Methodology 

SB 743 was signed into law in 2013, with the intent to better align California Environmental Quality Act 

(CEQA) practices with statewide sustainability goals related to efficient land use, greater multi-modal 

choices, and greenhouse gas reductions. The provisions of SB 743 became effective statewide on July 1, 

2020. Under SB 743, automobile delay, traditionally measured as level of service (LOS), is no longer 

considered an environmental impact under CEQA. Instead, impacts are determined by changes to VMT. 

VMT measures the number and length of vehicle trips made on a daily basis. VMT is a useful indicator of 

overall land use and transportation efficiency, where the most efficient system is one that minimizes VMT by 

encouraging shorter vehicle trip lengths, more walking and biking, or increased carpooling and transit. 

Measuring VMT requires estimating or measuring the full length of vehicle trips by purpose, such as 

commute trips or shopping trips that often cross between cities, counties, or states. For this reason, regional 

travel demand models, “big data,” and household travel surveys that are less limited by local agency 

boundaries are the preferred tools to estimate VMT under SB 743. 

2.1 VMT Threshold 

In December 2018, OPR released its Technical Advisory on Evaluating Transportation Impacts in CEQA 

(OPR’s Technical Advisory). OPR’s Technical Advisory identifies recommended VMT thresholds for different 

land use types, and screening criteria. Generally, OPR recommends a reduction of 15% or more in Baseline 

VMT per capita as the impact threshold for residential-based developments, as stated below. Residential 

development that would generate vehicle travel that is 15 or more percent below the existing residential VMT 

per capita, measured against the region or city, may indicate a less-than-significant transportation impact. 

“Recommended threshold for residential projects: A proposed project exceeding a level of 15 

percent below existing VMT per capita may indicate a significant transportation impact. Existing VMT 

per capita may be measured as regional VMT per capita or as city VMT per capita. Proposed 

development referencing a threshold based on city VMT per capita (rather than regional VMT per 

capita) should not cumulatively exceed the number of units specified in the Sustainable 

Communities Strategy (SCS) for that city, and should be consistent with the SCS.” 

The City of Stockton 2018 Adopted General Plan makes reference to SB 743, and the need to measure the 

traffic impacts of future projects with VMT as a significance metric. However, the City has yet to establish 

VMT guidance and significance thresholds. The City is currently in the process of establishing VMT guidance 

and/or policies for implementing SB 743. In coordination with the City of Stockton, and in absence of adopted 

or guiding VMT threshold values for the City, the VMT analysis utilizes the recommended threshold of 15% 

below baseline (existing) regional VMT per capita for Project impact determination. 

2.2 OPR Recommended Screening Thresholds 

OPR’s Technical Advisory lists the following screening thresholds for land use projects. These types of 

development projects are presumed to have a less than significant impact on VMT and therefore, a less than 

significant adverse impact on transportation. OPR’s Technical Advisory suggests that lead agencies may 

screen out VMT impacts using project size, maps, transit availability, and provision of affordable housing. 

DRAFT
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• Projects that are consistent with the Sustainable Communities Strategy (SCS) or General Plan and 

generate or attract fewer than 110 daily trips (per CEQA). 

• Map-based screening for residential and office projects located in low VMT areas, and incorporate 

similar features (density, mix of uses, transit accessibility).  

• Certain projects within ½ mile of either an existing major transit stop1 or an existing stop along a high-

quality transit corridor2 (CEQA Guidelines Section 15064.3, subdivision (b)(1)). However, this will not 

apply if information indicates that the project will still generate high levels of VMT.  

• Affordable Housing Development in infill locations. 

• Locally-serving retail projects, typically less than 50,000 square feet (does not apply to this Project). 

The proposed Project is considered affordable housing, and it is in an infill location. OPR’s Technical 

Advisory has the following criteria for screening affordable housing: 

Presumption of Less Than Significant Impact for Affordable Residential Development  

“Adding affordable housing to infill locations generally improves jobs-housing match, in turn 

shortening commutes and reducing VMT. Further, “… low-wage workers in particular would be more 

likely to choose a residential location close to their workplace, if one is available.”3 In areas where 

existing jobs-housing match is closer to optimal, low income housing nevertheless generates less 

VMT than market- rate housing. Therefore, a project consisting of a high percentage of affordable 

housing may be a basis for the lead agency to find a less-than-significant impact on VMT. Evidence 

supports a presumption of less than significant impact for a 100 percent affordable residential 

development (or the residential component of a mixed-use development) in infill locations. Lead 

agencies may develop their own presumption of less than significant impact for residential projects 

(or residential portions of mixed-use projects) containing a particular amount of affordable housing, 

based on local circumstances and evidence. Furthermore, a project which includes any affordable 

residential units may factor the effect of the affordability on VMT into the assessment of VMT 

generated by those units.” 

The proposed Project could be presumed to have a less than significant impact on VMT, under OPR‘s 

Technical Advisory, due to it being 100 percent affordable housing in an infill location. However, the City has 

not identified these criteria based on local circumstances and evidence. Additionally, the Project is located 

within a ½ mile of an existing stop along a high-quality transit corridor. San Joaquin Regional Transit District 

maintains and operates fixed bus Route 43, which has a stop at Hammer Lane and Holman Road, and has 

14-15 minute headways in both directions during peak commute hours. Therefore, this Project could be 

presumed to cause a less than significant transportation impact, under OPR’s Technical Advisory. However, 

 
1 “major transit stop” - A major transit stop is a "site containing an existing rail, a ferry terminal served by bus or rail 

transit service, or intersection of two or more major bus routes with a frequency of service interval of 15 minutes or 
less during morning and evening peak hour commute". OPR, 2018. 

2 Pub. Resources Code, § 21155 (“For purposes of this section, a high-quality transit corridor means a corridor with fixed 
route bus service with service intervals no longer than 15 minutes during peak commute hours.”). 

3 Karner and Benner (2015) Low-wage jobs-housing fit: identifying locations of affordable housing shortages. 
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for thoroughness, a VMT impact analysis has been performed to confirm if the project-specific or location-

specific information would generate significant levels of VMT. 

2.3 CEQA Baseline Considerations 

Under CEQA, project impacts must be evaluated by comparing environmental conditions after project 

implementation to conditions at a point in time referred to as the baseline. The CEQA Guidelines Section 

15125 provides the following guidance for establishing the baseline: 

“An EIR must include a description of the physical environmental conditions in the vicinity of the 

project. This environmental setting will normally constitute the baseline physical conditions by which 

a lead agency determines whether an impact is significant. […] The purpose of this requirement is to 

give the public and decision makers the most accurate and understandable picture practically 

possible of the project's likely near-term and long-term impacts.” 

The CEQA Guidelines goes on to state that generally, the baseline is the environmental condition that exists 

at the time the notice of preparation is published or environmental analysis is commenced, from both a local 

and regional perspective. However, a lead agency may define the baseline by referencing historic conditions, 

as long as substantial evidence is provided that such a baseline is necessary to provide the most accurate 

picture practically possible of the project’s impacts given that existing conditions change or fluctuate over 

time.  

The baseline provided in this memorandum is estimated for the region, from the most recently updated 

SJCOG Travel Demand Model. 

2.4 VMT Methodology  

2.4.1 City of Stockton Model  

The City of Stockton General Plan Travel Demand Model (Stockton Model, 2017) is a trip-based model that 

utilizes the traditional four-step travel demand modelling method, a standard modelling process that uses 

land use inputs to determine trip generations and attractions, trip distribution, mode choice, and trip 

assignment. This model was considered for estimation of baseline VMT and project-level VMT estimates. 

However, the model boundary is limited by the City’s planning area (General Plan area) and does not 

account for the full length of trips with origins and destinations outside of the model boundary. 

2.4.2 SJCOG Regional Travel Demand Model 

The baseline provided in this memorandum is estimated from the most recently updated SJCOG Regional 

Travel Demand Model (SJCOG RTDM, VMIP-2, 2019), which has a base year of 2015 and a forecast year of 

2045. The SJCOG RTDM utilizes the traditional four-step travel demand modelling method, and covers San 

Joaquin County, Merced County, and Stanislaus County. This tri-county model processes land use data to 

produce trips by different trip purposes and modes. It outputs VMT throughout the model boundary and 

represents interregional travel. The SJCOG Model base year 2015 was utilized to estimate regional baseline 

Residential VMT, including cities. To estimate trips associated with Residential VMT, all home-based 
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vehicular trips were selected for a trip-based evaluation of VMT. The model’s socioeconomic inputs were 

utilized to estimate regional population and calculate VMT per capita. 

County External Trips 

The SJCOG model inputs and trip purposes for evaluation of VMT is limited to the boundary of the model 

area. To estimate baseline VMT, the total trip lengths of trips with origins or destinations outside of the model 

boundary must be accounted for. Each of the model’s external gateways has an assigned link distance, and 

accurately represents the average distance travelled for trips beyond the model boundary, based on local 

and interregional commute patterns and census data. By accounting for the assigned link distances, the 

baseline VMT calculation includes the full trip lengths of internal-external and external-internal trips. 

Project-Level VMT 

Project-level VMT was estimated using the SJCOG model, based on the average length of residential-based 

trips from the traffic analysis zone (TAZ) containing the Project site. Then the trip generation, calculated in 

this memorandum, was multiplied by this average trip length to determine the total Project VMT. The total 

VMT was divided by the estimated Project population to arrive at the VMT per capita. 

3. Project Description 

The Project proposes to develop a mobile home park at an approximately 18.52-acre site, consisting of three 

vacant parcels located at the western terminus of Auto Center Circle (private street), and 316 dwelling units 

per the Site Plan. Figure 3.1 presents the project Site Plan. 

3.1 Project Site Access 

The proposed site will provide one main access point via Auto Center Circle, through a gated access at the 

eastern border of the Project site, and a secondary access further east than the gated access. Several 

driveways within the Project site along Auto Center Circle will provide access to parking areas interior to the 

development. The Site Plan also shows on-street parking along Auto Center Circle. 
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3.2 Trip Generation 

Project trip generation has been estimated for the total number of dwelling units, 316 per the Site Plan. The 

daily and peak hour trip generation estimations were achieved by utilizing the Institute of Transportation 

Engineers (ITE) publication Trip Generation Manual (10th Ed.). Trip rates for the 316 dwelling units used the 

Land Use Code 240 for Mobile Home Park. In addition to the proposed Project, an estimation of trips 

generated for the current General Plan land use and zoning designation has been included for comparison. 

The current General Plan land use and zoning designation for the project site is Low Density Residential, 

which has a maximum density of 8.7 dwelling units per acre per the City’s Municipal Code. Based on the site 

size of 18.52 acres, an estimated 161 single-family dwelling units would be allowed within the Low Density 

Residential designation. 

Table 3.1 presents the Project trip generation, the trip generation under General Plan land use and zoning, 

and the difference between the two. As shown, the Project trip generation is 1,580 daily trips, 82 trips in the 

AM peak hour, and 145 trips in the PM peak hour. The Project is estimated to generate approximately 60 

additional daily trips compared to the General Plan land use. 

Table 3.1 Project Trip Generation 

Land Use Category 
(ITE Code) Unit1 

Daily Trip 
Rate/Unit2 

AM Peak Hour Trip 
Rate/Unit 

PM Peak Hour Trip 
Rate/Unit 

Total In % Out % Total In % Out % 

Single-Family Detached 
Housing (210) 

DU 9.44 0.74 25% 75% 0.99 63% 37% 

Mobile Home Park (240) DU 5.00 0.26 31% 69% 0.46 62% 38% 

Project Name 
Quantity 
(Units) 

Daily 
Trips 

AM Peak Hour Trips PM Peak Hour Trips 

Total In Out Total In Out 

General Plan Land Use 
(Low Density Residential) 

161 1,520 119 30 89 159 100 59 

Mobile Home Park 316 1,580 82 25 57 145 90 55 

Comparison Between 
Land Uses 

155 60 -37 -5 -32 -14 -10 -4

Notes: 

1. 1 ksf = 1,000 square feet   DU = dwelling unit 

2. Trip rates based on ITE Trip Generation Manual 10th edition average rates

3.3 Trip Distribution & Assignment 

The trip distribution and assignment described below are used only for the operational (LOS) analysis. 

Existing average daily traffic (ADT) volumes presented in the General Plan EIR were used to estimate the 

portion of trips travelling in each direction to and from the Project site and along the study roadway 

segments. Figure 3.2 presents the trip distribution for the Project-generated trips. DRAFT
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To calculate trip assignment, the trip distribution was applied to the estimated Project trip generation to 

determine the Project trips that travel in each direction. Table 3.2 presents the project-generated trips 

assigned to the adjacent roadways, for both Existing and Cumulative scenarios. 

Table 3.2 Project Trip Assignment 

Roadway Location 
% 

Distribution Existing Cumulative 

Holman Road south of Auto Center Circle* 10% 160 5 

Holman Road north of Auto Center Circle 90% 1,420 55 

Hammer Lane west of Holman Road 35% 550 20 

Hammer Lane east of Holman Road 36% 570 25 

Holman Road north of Hammer Lane* 19% 300 10 

*Not a study segment, but shown for reference of distributed trips.

These Project trips were superimposed onto the Existing conditions (2020) traffic volumes to derive the 

Existing Plus Project traffic volumes. The General Plan’s Cumulative (2040) scenario already assumes the 

Project site would be used for Low Density Residential dwelling units, so to calculate the Cumulative Plus 

Project traffic volumes on the adjacent roadway segments, the volumes generated by the previously-

assumed General Plan land use had to be subtracted from the Cumulative No Project conditions ADT prior 

to superimposing the added Project trips. The Project trip values for Cumulative conditions shown in Table 

3.2 represent the net change in roadway volume that result from this calculation. 

4. VMT Analysis

This section presents the various findings of the VMT analyses conducted, based on the methodologies 

previously described, to evaluate and estimate baseline VMT.  

4.1 Baseline VMT 

Regional Baseline VMT, population, and VMT per capita information from the SJCOG model is provided in 

Table 4.1.  

Table 4.1 SJCOG Model Baseline VMT Metrics 

Total VMT Population VMT per Capita 
15% Below Baseline 

Threshold 

SJCOG Model (Regional) 18,784,680 627,371 29.9 25.5 

Based on the Regional model, the Baseline VMT per capita is 29.9 (including Cities), and the 15% below 

regional baseline threshold for determining Project impact significance is 25.5 VMT per capita.  

4.2 Project VMT 

Project total VMT is determined by multiplying the Project’s trip generation by the average trip length of the 

model TAZ where the Project is located. The Project population was estimated based on the General Plan 

rate for average persons per household in the City of Stockton (3.23 persons per household). The total VMT 

divided by the estimated Project population yields the Project’s estimated VMT per capita, which is 

DRAFT



   

 
 

11222590-MEM001.docx 11 

compared to the regional threshold to determine impact significance. Table 4.2 presents the Project’s VMT 

evaluation and estimated VMT per capita compared to the regional threshold. 

Table 4.2 Project-Level VMT 

Project 
Trips 

Average 
Trip Length 
(mi) 

Project Total 
VMT Population 

Project VMT per 
Capita 

SJCOG Model 
Regional Threshold 

1,580 14.3 22,594 1,021 22.1 25.5 

As shown, the Project VMT per capita of 22.1 is lower than the estimated Regional threshold, and is 

presumed to cause a less than significant transportation impact. 

5. LOS Analysis Parameters & Methodologies 

5.1 Level of Service (LOS) Methodologies 

Traffic operations were quantified through the determination of "Level of Service" (LOS). Level of Service is a 

qualitative measure of traffic operating conditions, whereby a letter grade "A" through "F" is assigned to an 

intersection, or roadway segment, representing progressively worsening traffic conditions. LOS "A" 

represents free-flow operating conditions and LOS "F" represents over-capacity conditions. Levels of Service 

was calculated for all study locations using the methods documented in the Transportation Research Board 

Publication Highway Capacity Manual, Sixth Edition, A Guide for Multimodal Mobility Analysis, 2016 (HCM 

6). 

Table 5.1, presents the LOS traffic volume thresholds in terms of bi-directional average daily traffic (ADT). 

These thresholds are found in the Envision Stockton 2040 General Plan Update and Utility Master Plan 

Supplements Final EIR and Mitigation Monitoring and Reporting Program. 
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Table 5.1 Level of Service (LOS) Criteria for Roadways 

Facility Class & 
Lanes 

Two-way Average Daily Traffic (ADT) Threshold 

LOS A LOS B LOS C LOS D LOS E 

6-Lane Freeway < 41,400 < 67,800 < 95,400 < 116,100 < 129,600 

4-Lane Freeway < 27,600 < 45,200 < 63,600 < 77,400 < 86,400 

8-Lane Arterial < 38,100 < 42,300 < 53,300 < 66,600 < 78,400 

6-Lane Arterial < 28,800 < 32,000 < 40,300 < 50,400 < 59,300 

4-Lane Arterial < 18,600 < 20,600 < 26,000 < 32,500 < 38,200 

2-Lane Arterial < 8,400 < 9,300 < 11,800 < 14,700 < 17,300 

4-Lane Collector < 17,600 < 19,600 < 24,700 < 30,900 < 36,300 

2-Lane Collector < 6,400 < 7,100 < 9,000 < 11,300 < 13,200 

Notes: 

1. LOS F is characterized by ADT greater than the threshold listed under ‘LOS E’. 

2. Source: "Existing" Area Type from Table A-1, Stockton General Plan Update, Existing 
Conditions Technical Memorandum: Transportation, 2016. Based on Highway Capacity Manual, 
Transportation Research Board. 
3. All volumes are approximate and assume ideal roadway characteristics. Actual threshold 
volumes for each Level of Service listed above may vary depending on a variety of factors 
including (but not limited to) roadway curvature and grade, intersection or interchange spacing, 
driveway spacing, percentage of trucks and other heavy vehicles, travel lane widths, signal 
timing characteristics, on-street parking, volume of cross traffic and pedestrians, etc. 

5.1.1 Level of Service Policies 

City of Stockton 

The Envision Stockton 2040 General Plan contains the following Level of Service policy: 

Action TR-4.1A 

Strive for Level of Service (LOS) D or better for both daily roadway segment and peak hour 

intersection operations, except when doing so would conflict with other land use, environmental, or 

economic development priorities… 

This policy also includes a list of locations where there are exceptions to the typical LOS threshold of LOS D: 

Strive for different LOS standards along the following corridors due to physical constraints that limit 

the improvements that can be constructed: 

• Hammer Lane, West Lane to Holman Road − LOS E 

6. Operational (LOS) Analysis 

6.1 Existing Conditions 

The Existing conditions describe the existing transportation facilities serving the project site and establish the 

traffic conditions which currently exist for those facilities. Existing conditions is the analysis scenario in which 
DRAFT
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current operations at study locations are analyzed and establishes the baseline traffic operations for the 

proposed project impact analysis. 

6.1.1 Existing Roadway LOS 

Existing weekday daily traffic volumes were derived for 2020 using straight line growth between volumes 

presented for years 2016 and 2040 in the Envision Stockton 2040 General Plan Final Environmental Impact 

Report (FEIR, 2018). Table 6.1 presents a summary of the LOS at each study location during the Existing 

(2020) conditions, with LOS also calculated for the 2016 volumes for comparison.  

Table 6.1 Existing Conditions Roadway Operations 

# Street Start End 
Facility 
Type 

Target 
LOS 

2016 
ADT LOS 

2020 
ADT 

Estimate LOS 

1 Hammer Lane SPRR Holman 
Road 

8-Lane
Arterial

E 38,240 B 38,851 B 

2 Hammer Lane Holman 
Road 

SR 99 8-Lane
Arterial

D 36,690 A 37,277 A 

3 Holman Road Auto 
Center 

Auto 
Center 

6-Lane
Arterial

D 16,570 A 16,836 A 

As presented in Table 6.1, all three study roadway locations operate at acceptable LOS under Existing 

(2020) conditions. 

6.1.2 Existing Plus Project Roadway LOS 

Existing Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed onto the existing “background” traffic volumes. Traffic impacts 

associated with the proposed development are investigated in comparison to the Existing Conditions. 

Table 6.2 presents a summary of the LOS at each study location during the Existing Plus Project conditions. 

Table 6.2 Existing Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2020 Plus 
Project 

ADT 
Estimate LOS 

1 Hammer Lane SPRR Holman Road 8-Lane Arterial E 39,401 B 

2 Hammer Lane Holman Road SR 99 8-Lane Arterial D 37,847 A 

3 Holman Road Auto Center Auto Center 6-Lane Arterial D 18,256 A 

As presented in Table 6.2, all study roadway locations operate at acceptable LOS under Existing Plus 

Project conditions. DRAFT
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6.2 Cumulative Conditions 

Cumulative conditions refer to the analysis scenario which reflects future conditions represented by local and 

regional growth in approximately 20 years. 

In coordination with the City, the Cumulative conditions scenario is based on the proposed General Plan 

network, which includes the following roadway improvements: 

• Hammer Lane reduced in travel width to 6 lanes

• Holman Road reduced in travel width to 4 lanes

6.2.1 Cumulative Roadway LOS 

Table 6.3 presents a summary of the LOS at each study location during the Cumulative No Project 

conditions.  

Table 6.3 Cumulative No Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 
ADT 

General 
Plan LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,200 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,500 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,100 A 

As presented in Table 6.3, all study roadway locations operate at acceptable LOS under Cumulative No 

Project conditions. 

6.2.2 Cumulative Plus Project Roadway LOS 

Cumulative Plus Project conditions refers to the analysis scenario in which projected trips generated by the 

proposed project are superimposed on 2040 No Project traffic volumes and analyzed using the lane 

geometrics as listed under Cumulative No Project conditions. Table 6.4 presents a summary of the LOS at 

each study location during the Cumulative Plus Project conditions. 

Table 6.4 Cumulative Plus Project Conditions Roadway Operations 

# Street Start End Facility Type 
Target 
LOS 

2040 Plus
Project ADT LOS 

1 Hammer Lane SPRR Holman Road 6-Lane Arterial E 29,220 B 

2 Hammer Lane Holman Road SR 99 6-Lane Arterial D 32,525 C 

3 Holman Road Auto Center Auto Center 4-Lane Arterial D 18,155 A 

As presented in Table 6.4, all study roadway locations operate at acceptable LOS under Cumulative Plus 

Project conditions. DRAFT
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7. Conclusion 

Based on the VMT analysis contained herein, the proposed Mobile Home Park at Auto Center Circle in 

Stockton is estimated to have a VMT per capita of 22.1, which is lower than the estimated Regional 

threshold of 25.5 VMT per capita. Additionally, the Project is an affordable housing project located in an infill 

location, and is also located within ½ mile of a stop along a high-quality transit corridor. The Project is 

presumed to cause a less than significant transportation impact. 

Based on the operational analysis contained herein, the study locations are anticipated to maintain 

acceptable level of service with or without the addition of Project traffic under the following scenarios: 

• Existing conditions  

- Hammer Lane – LOS A/B 

- Holman Road – LOS A 

• Existing Plus Project conditions  

- Hammer Lane – A/B 

- Holman Road – LOS A 

• Cumulative No Project conditions  

- Hammer Lane – C/B 

- Holman Road – LOS A 

• Cumulative Plus Project conditions 

- Hammer Lane – C/B 

- Holman Road – LOS A 

DRAFT



 Rincon Consultants, Inc. 

 4 4 9  1 5 t h  S t r e e t ,  S u i t e  3 0 3  

 Oak land ,  Ca l i fo rn ia  94612 

  

 5 1 0  8 3 4  4 4 5 5  O F F I C E  A N D  F A X   

  

 i n f o @ r i n c o n c o n s u l t a n t s . c o m  

 w w w . r i n c o n c o n s u l t a n t s . c o m  

E n v i r o n m e n t a l  S c i e n t i s t s  P l a n n e r s  E n g i n e e r s  

 

 

February 11, 2021 
Project No. 20-10384 

City of Stockton 
Planning & Engineering Division  
345 North El Dorado Street 
Stockton, California 95902 
Contact: Matt Diaz, Advanced Planning Manager  
 

Subject:  Toxic Air Contaminant Analysis Memorandum for the Auto Center Drive Mobile Home 
Project 

Dear Mr. Diaz:  

Rincon has prepared this Toxic Air Contaminant (TAC) Analysis Memorandum for the Auto Center 
Mobile Home Project (project). This memorandum qualitatively analyses operational health risk impacts 
from existing TACs upon the project. 

Project Description 

The approximately 18.5-acre project site is located on Auto Center Circle west of Holman Road, in the 
northeastern portion of Stockton. The site address is 2733, 2811, 2868, 2871, and 2810 Auto Center 
Circle, in the City of Stockton, California. The project site is currently vacant.  

The project would construct a mobile home park, consisting of 316 units on the project site and 373 
surface parking spaces. The project requires an Administrative Use Permit (AUP) per Stockton Municipal 
Code (SMC) Section 16.20.020, Allowable land uses and permit requirements, and a General Plan 
Amendment to change the project site’s land use designation from Low Density Residential to Medium 
Density Residential. SMC Section 16.80.210 includes a requirement for mobile home parks to obtain an 
AUP and provides standards specific to the use. The site would be gated along Auto Center Circle near 
the proposed site office.  

Background 

Air Quality 

The project area is located in the San Joaquin Valley Air Basin (SJVAB), which occupies the southern half 
of the Central Valley and comprises eight counties: San Joaquin, Stanislaus, Fresno, Merced, Madera, 
Kings, Tulare, and portions of Kern County. The SJVAB is approximately 250 miles long and 35 miles in 
width (on average) and is bordered by the Coast Range Mountains on the west, the Sierra Nevada 
mountains on the east, and the Tehachapi Mountains to the south. On the valley floor, the SJVAB is 
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open only to the north, which heavily influences prevailing winds.1 The San Joaquin Valley Air Pollution 
Control District (SJVAPCD) is the designated air quality control agency for the SJVAB.  

Toxic Air Contaminants 

A TAC is an air pollutant that may cause or contribute to an increase in mortality or serious illness or 
which may pose a present or potential hazard to human health. TACs may result in long-term health 
effects such as cancer, birth defects, neurological damage, asthma, genetic damage, or short-term acute 
effects such as eye watering, respiratory irritation, runny nose, throat pain, and headaches. TACs are 
considered either carcinogenic or non-carcinogenic based on the nature of the health effects associated 
with exposure. For carcinogenic TACs, potential health impacts are evaluated in terms of overall relative 
risk expressed as excess cancer cases per one million exposed individuals. Non-carcinogenic TACs differ 
in that there is generally assumed to be a safe level of exposure below which no negative health impact 
is believed to occur. These levels are determined on a pollutant-by-pollutant basis. 

TACs include both organic and inorganic chemical substances. One of the main sources of TACs in 
California is diesel engines that emit exhaust containing solid material known as diesel particulate 
matter (DPM); however, TACs may be emitted from a variety of common sources, including gasoline 
stations, motor vehicles, dry cleaners, industrial operations, painting operations, and research and 
teaching facilities.  

In 1983, the California Legislature enacted a program to identify the health effects of TACs and to reduce 
exposure to these contaminants to protect the public health (Assembly Bill [AB] 1807: Health and Safety 
Code Sections 39650–39674). The Legislature established a two-step process to address the potential 
health effects from TACs. The first step is the risk assessment (or identification) phase. The second step 
is the risk management (or control) phase of the process.  

The California Air Toxics Program establishes the process for the identification and control of TACs and 
includes provisions to make the public aware of significant toxic exposures and for reducing risk. 
Additionally, the Air Toxics "Hot Spots" Information and Assessment Act (AB 2588, 1987, Connelly Bill) 
was enacted in 1987 and requires stationary sources to report the types and quantities of certain 
substances routinely released into the air. The goals of the Air Toxics "Hot Spots" Act are to collect 
emission data, identify facilities having localized impacts, ascertain health risks, notify nearby residents 
of significant risks, and reduce those significant risks to acceptable levels. The Children's Environmental 
Health Protection Act, California Senate Bill 25 (Chapter 731, Escutia, Statutes of 1999), focuses on 
children's exposure to air pollutants. The act requires the California Air Resources Board (CARB) to 
review its air quality standards from a children's health perspective, evaluate the statewide air quality 
monitoring network, and develop any additional air toxic control measures needed to protect children's 
health.  

Sensitive Receptors 

Some receptors are considered more sensitive than others to air pollutants. The reasons for greater 
than average sensitivity include pre-existing health problems, proximity to emissions sources, or 
duration of exposure to air pollutants. Schools, hospitals, and convalescent homes are considered to be 
relatively sensitive to poor air quality because children, elderly people, and the infirmed are more 

 
1 San Joaquin Valley Air Pollution Control District. 2015. Guide for Assessing and Mitigating Air Quality Impacts. March. 
www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. 
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susceptible to respiratory distress and other air quality-related health problems than the general public. 
Residential areas are also considered sensitive to poor air quality because people usually stay home for 
extended periods of time, with greater associated exposure to ambient air quality. Recreational uses are 
considered sensitive receptors due to the greater exposure to ambient air quality conditions because 
vigorous exercise associated with recreation places a high demand on the human respiratory system. 
The SJVAPCD considers hospitals, schools, parks, playgrounds, daycare centers, nursing homes, 
convalescent facilities, and residential areas as sensitive receptors.2 The project would introduce new 
sensitive receptors to the project site as residents.  

Thresholds 

The SJVAPCD has specified thresholds from health risk impacts from permitted and non-permitted TAC 
sources.  For carcinogenic (cancer) risk, the threshold is greater than 20 per million.3 For non-
carcinogenic risk (acute and chronic), the threshold is greater than 1.  he non-carcinogenic risk threshold 
is a unitless value. Both thresholds are used for the determination of impacts in this analysis.  

Methodology 

In the SJVAPCD Guide for Assessing and Mitigating Air Quality Impacts, SJVAPCD has identified two 
categories for land use projects that have the potential to cause long-term public health risk impacts: 
Type A and Type B projects. Type A projects are land use projects that place new sources of air toxics 
within the vicinity of existing receptors. Type B projects are land use projects that place new receptors in 
the vicinity of existing new sources. For Type A projects, the SJVAPCD has screening tools and modeling 
guidance to evaluate new sources of TACs. For Type B projects, SJVAPCD recommends using guidance 
from CARB’s Air Quality and Land Use Handbook: A Community Health Perspective for siting new 
sensitive receptors within proximity to TAC sources.4 Advisory recommendations for common sources of 
TACs are listed in Table 1-1 of the handbook. CARB recommends specific distance between sources to 
minimize the health risks from TAC sources upon sensitive receptors. The proposed project is a Type B 
project because it would site new sensitive receptors (i.e. residents) near existing sources. Residential 
developments are not considered a source of TACs and the project is not categorized as Type A.  

To screen out sources of TACs, all potential TAC sources within 1,000 feet of the project boundaries 
were identified. An influence area of 1,000 feet was used based on the key health findings from the 
CARB land use handbook, which suggests that adverse health risks are more likely when a receptor is 
within 1,000 feet of a TAC source. Furthermore, CARB recommends a buffer distance of 1,000 feet for 
several sources, including distribution centers, rail yards, and chrome palters.  A public records request 
was also submitted to the SJVAPCD to identify and obtain information on permitted stationary sources 
within 1,000 feet of the project site. The distance between the TAC sources and the project site were 
then estimated and compared to the applicable CARB distance advisory recommendations.  

 
2 San Joaquin Valley Air Pollution Control District. 2015. Guide for Assessing and Mitigating Air Quality Impacts. March. 
www.valleyair.org/transportation/GAMAQI_3-19-15.pdf. 
3 Note that SJVAPCD updated their carcinogenic threshold from 10 in one million to 20 in one million in May 2015. See 
https://www.valleyair.org/busind/pto/staff-report-5-28-15.pdf 
4 California Air Resource Board. 2005. Air Quality and Land Use Handbook: A Community Health Perspective. April. 
https://ww3.arb.ca.gov/ch/handbook.pdf 
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The relevant CARB distance advisory recommendations are listed below:   

▪ Freeways and High-Traffic Roads: Avoid siting new sensitive within 500 feet of a freeway, urban 
roads with 100,000 vehicles per day, or rural roads with 50,000 vehicles per day.  

▪ Distribution Centers: Avoid siting new sensitive land uses within 1,000 feet of a distribution 
center (that accommodates more than 100 trucks per day, more than 40 trucks with operating 
transport refrigeration units (TRUs) per day, or where TRU unit operations exceed 300 hours per 
week  

o Take into account the configuration of existing distribution centers and void locating 
residences and other sensitive land uses near entry and exit points.  

▪ Rail Yards: Avoid siting new sensitive land uses within 1,000 feet of a major service and 
maintenance rail yard. 

o Within one mile of a rail yard, consider possible siting limitations and mitigation 
approaches.  

▪ Gasoline Dispensing Facilities: Avoid siting new sensitive land uses with 300 feet of a large gas 
station (defined as facility with a throughput of 3.6 million gallons per year or greater). A 50-foot 
separation is recommended for typical gas dispensing facilities.  

Impact Analysis 

An initial review of the project area determined that there are no commercial gasoline dispensing 
facilities, warehouse/distribution centers, nor railyards within 1,000 feet of the project site. In addition, 
no sources of TACs were identified in the surrounding residential neighborhoods. However, four 
potential TAC sources were identified. One roadway (Holman Road) and the three SJVAPCD permitted 
facilities located within the auto dealerships developments are within 1,000 feet of the project site. See 
Attachment 1 for the Health Risk Assessment screening information.  

Mobile Sources 

Mobile sources refer to emissions from motor vehicles, including tailpipe and evaporative emissions, 
and are classified as either on-road or off-road. On-road sources may be legally operated on roadways 
and highways. Off-road sources include aircraft, ships, trains, and self-propelled construction 
equipment. The natural environment can also generate air pollutants, such as when high winds suspend 
fine dust particles. Pollutants emitted by vehicle exhaust are a public health concern. The U.S. EPA has 
identified six pollutants of highest priority: DPM, acrolein, acetaldehyde, formaldehyde, benzene, and 
1,3-butadiene. CARB has identified DPM as the primary airborne carcinogen in the state. A primary 
source of DPM is exhaust from diesel vehicle traffic on roadways. Exposure to these pollutants from 
mobile sources can increase the chances of adverse cancer and non-cancer health effects. Therefore, 
siting new sensitive receptors at further distances from roadways is recommend to reduce exposure 
from traffic-related emissions.  
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Holman Road is approximately 200 feet east of the closet project boundary and has average daily traffic 
of approximately 16,570 vehicles per day.5 The existing traffic volume is well below the threshold of 
100,000 vehicles per day for urban roads. Therefore, the project would comply with CARB’s siting 
recommendation for freeways and high-traffic roads. Note that roadways, such as Hammer Lane and 
State Route 99, are not included in this analysis since both roadways are over 1,000 feet from the 
project site. Hammer Lane is approximately 1,250 feet north and State Route 99 is approximately 0.75 
miles east of the project site. 

SJVAPCD Permitted Facilities  

A public records request was submitted to SJVAPCD to identify permitted stationary sources within 
1,000 feet of the project site. SJVAPCD conducted a site review for air toxics within a quarter of a mile of 
the project site and identified three permitted facilities.6 SJVAPCD also provided health risk results and 
gasoline annual throughput rates (i.e. the amount of gasoline dispensed per year). The three permitted 
facilities within 1,000 feet of the project site include: 

1. Big Valley Ford (3282 Auto Center Drive) is an auto center dealership that operates two paint 
spray booth coating operations and a gasoline dispensing facility, not for commercial use. The 
facility is approximately 120 feet north of the project boundary. The facility has an annual 
throughput rate of approximately 68,481 gallons per year. From the coating operations, the 
total approximate cancer risk is from the coating operations is 0.25 per million, the total 
approximate acute hazard index is 0.05, and the total approximate chronic hazard index is 0.02.  

2. Chase Chevrolet (6441 Holman Road) is an auto center dealership that operates a gasoline 
dispensing facility, not for commercial use. The facility is approximately 230 feet northeast of 
the project boundary. The annual throughput rate is approximately 4,505 gallons per year.  

3. California Car Wash (3434 East Hammer Lane) is a car washing facility that operates a gasoline 
dispensing facility.7 The facility is approximately 970 feet north of the closet project boundary. 
The annual throughput rate calculated is approximately 3,942,000 gallons per year.  

The gasoline dispensing facilities were compared to CARB’s advisory recommendations, while the health 
risks from paint spray booth coating operations from the Big Valley Ford were compared to the SJVAPCD 
TAC thresholds. CARB does not have distance recommendations for paint spray booth coating 
operations.  The California Car Wash would be considered a large gas station since its annual throughput 
of gasoline is greater than 3.6 million gallons per year. However, the California Car Wash is located 
approximately 970 feet north of the closest project boundary. There is adequate distance between the 
facility and the proposed project since CARB recommends a 300 feet distance between a sensitive land 
use and a large gas station. The gas dispensing sources from the Big Valley Ford and the Chase Chevrolet 
facilities also comply with CARB’s recommendation for typical gas stations since they are over 50 feet 
from the project site. In addition, the health risks associated with the two paint spray booth operation at 
the Big Valley Ford facility are 0.25 per million, 0.05 for acute hazard index, and 0.02 for chronic hazard 
index. These carcinogenic and non-carcinogenic risk and hazard values are below the SJVAPCD 
thresholds of 20 per million for carcinogenic risks and 1 for non-carcinogenic hazards. Therefore, the 

 
5 Fehr & Peers. 2016. Envision Stockton 2040 General Plan Update Existing Conditions Technical Memorandum: Transportation. July. 
http://www.stocktongov.com/files/GP_UpdateTransportation.pdf 
6Correspondence with Theresa Haywood, Senior Office Assistant San Joaquin Valley Air Pollution Control District. 26 January 2021.  
7 Note that this facility is currently named “Zoom Car Wash” but SJVAPCD confirmed that there has been no transfer of ownership for this 
facility and that this is only a name change.  
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project would be sited at an appropriate distance from existing permitted facilities and health risks from 
the Big Valley Ford would be below the SJVAPCD thresholds. 

Conclusion 

The project proposes the construction of mobile home residences, which would introduce new sensitive 
receptors to the project site. A screening analysis was completed to identify all potential TAC sources 
within 1,000 feet of the project boundaries. CARB’s siting distance recommendations from their land use 
handbook and the SJVAPCD TAC thresholds were used in this analysis to make impact determinations.  

Four potential TAC sources were identified, one mobile source (Holman Road) and three permitted 
stationary sources. Due to the low traffic volume on Holman Road, the roadway would not be 
considered a high-traffic roadway and mobile sources were screened out. SJVAPCD provided facility-
specific site information that showed that the sources at the three permitted stationary sources are 
located beyond CARB’s recommended siting distance for gasoline dispensing facilities. Furthermore, 
both the paint spray booth coating operations at the Big Valley Ford facility have health risks that are 
below the SJVAPCD thresholds. Therefore, the future residential sensitive receptors would be sited at an 
appropriate distance from potential TAC sources and risks from potential exposure to air toxics would be 
negligible.  

 

Sincerely,  

Rincon Consultants, Inc.  

 

  
 
 
Kari Zajac, MESM  Matt Maddox, AICP  
Project Manager  Principal 
 



 

 

Attachment 1 
Health Risk Assessment Screening Information  



San Joaquin Valley Air Pollution Control District
Authority to Construct Application Review

Motor Vehicle Gasoline Dispensing Facility Phase ll EVR Upgrade

Facility Name:

Mailing Address:

Contact Person:

Telephone:

Fax:

Application #(s):

Project #:

Deemed Complete:

California Car Wash

3434 East Hammer Lane
Stockton, CA 95207

Joseph Bagley (Contractor)

(209) 367 — 4800

(209) 367 — 5424

N-161-1-3

N1091460

April 3, 2009

Date: April 3, 2009

Engineer: Wai-Man So

Lead Engineer: Nick Peirce

I. Proposal

California Car Wash is requesting an Authority to Construct (ATC) permit to upgrade the
existing Phase II Vapor Recovery System from Balance (G-70-52-AM) to VST EVR with
Veeder-Root Vapor Filter not including ISD (VR-203) in this retail facility.

II. Applicable Rules

District Rule 1081
District Rule 2201
District Rule 2520
District Rule 4102
District Rule 4621

District Rule 4622
CH&SC 42301.6

Source Sampling (12/16/93)
New and Modified Stationary Source Review Rule (09/21/06)
Federally Mandated Operating Permits (06/21/01)
Nuisance (12/17/92)
Gasoline Transfer into Stationary Storage Containers, Delivery
Vessels and Bulk Plants (12/20/07)
Transfer of Gasoline into Vehicle Tanks (12/20/07)
School Notice

Public Resources Code 21000-21177: California Environmental Quality Act (CEQA)
California Code of Regulations, Title 14, Division 6, Chapter 3, Sections 15000-
15387: CEQA Guidelines

Ill.	 Project Location

The facility is located at 3434 East Hammer Lane, Stockton in CA. There will not be an
increase of emissions as a result of this project. Pursuant to California Health and
Safety Code 42301.6, a school notification is not required.



California Car Wash
N-161-1-3; N1091460

IV. Process Description

Gasoline is delivered to the storage tanks via a delivery vessel. Gasoline is then dispensed
from the tanks into motor vehicle tanks during vehicle refueling.

V. Equipment Listing

Pre-Project Equipment Description:

GASOLINE DISPENSING OPERATION WITH ONE 12,000 GALLON AND ONE 12,000
GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON DIESEL) UNDERGROUND
STORAGE TANKS SERVED BY PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM
(VR-101-C), AND 6 FUELING POINTS WITH 6 GASOLINE DISPENSING NOZZLES
SERVED BY BALANCE PHASE II VAPOR RECOVERY SYSTEM (G-70-52-AM)

Proposed Modification:

MODIFICATION OF GASOLINE DISPENSING OPERATION WITH ONE 12,000
GALLON AND ONE 12,000 GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON
DIESEL) UNDERGROUND STORAGE TANKS SERVED BY PHIL-TITE PHASE I
VAPOR RECOVERY SYSTEM (VR-101-C), AND 6 FUELING POINTS WITH 6
GASOLINE DISPENSING NOZZLES SERVED BY BALANCE PHASE II VAPOR
RECOVERY SYSTEM (G-70-52-AM): UPGRADE THE EXISTING PHASE II VAPOR
RECOVERY SYSTEM FROM BALANCE (G-70-52-AM) TO VST EVR WITH VEEDER-
ROOT VAPOR FILTER NOT INCLUDING !SD (VR-203). THE POST PROJECT
EQUIPMENT DESCRIPTION WILL BECOME: GASOLINE DISPENSING OPERATION
WITH ONE 12,000 GALLON AND ONE 12,000 GALLON SPLIT (6,000 GALLON
GASOLINE/6,000 GALLON DIESEL) UNDERGROUND STORAGE TANKS SERVED BY
A PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM (VR-101-C), AND 6 FUELING
POINTS WITH 6 GASOLINE DISPENSING NOZZLES SERVED BY A VST EVR PHASE
ll VAPOR RECOVERY SYSTEM WITH VEEDER-ROOT VAPOR FILTER NOT
INCLUDING ISD (VR-203)

Post Project Equipment Description:

GASOLINE DISPENSING OPERATION WITH ONE 12,000 GALLON AND ONE 12,000
GALLON SPLIT (6,000 GALLON GASOLINE/6,000 GALLON DIESEL) UNDERGROUND
STORAGE TANKS SERVED BY A PHIL-TITE PHASE I VAPOR RECOVERY SYSTEM
(VR-101-C), AND 6 FUELING POINTS WITH 6 GASOLINE DISPENSING NOZZLES
SERVED BY A VST EVR PHASE ll VAPOR RECOVERY SYSTEM WITH VEEDER-
ROOT VAPOR FILTER NOT INCLUDING ISD (VR-203)

2



California Car Wash
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VI.	 Emission Control Technology Evaluation

A. Control Technique

The motor vehicle refueling operation will use California Air Resources Board (CARB)
certified Phase I and Phase II vapor recovery systems designed to reduce VOC emission
by at least 98% during storage tank filling & 95% during motor vehicle refueling.

B. BACT

The use of CARB certified Phase I & II vapor recovery systems satisfies SJVUAPCD
BACT requirements for motor vehicle refueling facilities.

VII.	 Calculations

Annual Throughput Comparison Table
Number of Post Project Fueling Points 6 FP
Annual Throughput Proposed by Applicant 240,000 gal/yr
Annual Throughput Calculated by District.' 3,942,000 gal/yr
Use the Following Post Project Annual Throughput 3,942,000 gal/yr

A. Assumptions

o VOC is the only pollutant emitted from this operation.
o This facility may operate 24 hours per day, 365 days per year.
o Nozzles pump at 10 gal/min. (from ARB Executive Orders).
o Stations are designated to handle peak gasoline dispensing periods, so an

estimated use factor of 50% is considered conservative.
o If the time that a vehicle spends at a fueling station is 8 minutes, only about 2

minutes of that time is actually spent dispensing fuel (20 gallons @ 10 gal/min).
Therefore, a utilization factor of 0.25 will be used for calculations.

o Since the facility is not required to install ISD until September 1, 2009, no annual
throughput limit is necessary at this time before the due date. However, in order to
avoid triggering the ISD requirements for Phase II EVR, the facility will be required
to accept an annual throughput limit of 1.8 million gallons/year until September 1,
2010, after which the annual throughput limit will be 600,000 gallons/year or less.

o As a conservative estimate, the post-project annual VOC emissions are calculated
based on the District-calculated annual throughput of 3,942,000 gallons per year
(per District assumption).

B. Emission Factors

Pursuant to California Air Resource Board, OPW Phase I Vapor Recovery System
and VST Phase II Vapor Recovery System are certified Phase I & II Vapor Recovery
System under Executive Orders (EO) VR-102 and VR-203 respectively. The
emission factor were obtain from Appendix A - Emission Factors For Gasoline

I This value is calculated using the standard District assumptions listed in this section.
3

















Permit 
Number

Process
Number Process Type Process Rate Process MaterialProcess Units

Dist. to
School

(ft.)

Dist to
Business

(ft.)

Dist. to
Residence

(ft.)

Emission Inventory - Calendar Year 2018 Survey

Facility ID: N-3308

Toxic ID:

SIC: 5541

Facility Name: CHASE CHEVROLET

TAD:

Confidential
Process
Rates:

1 4505.00 GasolineGallons                  0.00 0.00Fuel dispensing1

1 0.00 GasolineGallons                  0.00 0.00N/A2

1 0.00 GasolineGallons                  0.00 0.00N/A3

Contact Alex Robinson                                     

Company CHASE CHEVROLET

Address PO BOX 8349                                       

City, State, Zip: STOCKTON                 , CA  95208

Telephone (209) -475-6640

E-mail alexr947@aol.com                                  

Location of facility
if different from 
above

6441 HOLMAN RD

STOCKTON, CA  95212     

Name and Title of Responsible Official

Name:  

Title:  

By checking this box, I certify that the information contained in the Emissions 
Survey is accurate to the best of my knowledge.X



San Joaquin Valley Air Pollution Control District 
Risk Management Review 

 

To: Fred Cruz – Permit Services 

From: Tadeh Issakhanian – Technical Services 

Date: April 25, 2016 

Facility Name: Big Valley Ford, Inc. 

Location: 3282 Auto Center Drive, Stockton 

Application #(s): N-112-1-2 

Project #: N-1161249 

 
 
A. RMR SUMMARY  
 

RMR Summary 

Categories 
Auto Coating 

(Unit 1-2) 
Project Totals Facility Totals 

Prioritization Score 39 >1.0 >1.0 

Acute Hazard Index 0.02 0.02 0.02 

Chronic Hazard Index 0.00 0.00 0.00 

Maximum Individual Cancer Risk  1.48E-08 1.48E-08 1.48E-08 

T-BACT Required? Yes 
 

Special Permit Requirements? Yes 

 

 
Proposed Permit Requirements 

 
To ensure that human health risks will not exceed District allowable levels and to implement the 
Airborne Toxic Control Measure (ATCM) for Emissions of Hexavalent Chromium and Cadmium 
from Motor Vehicle and Mobile Equipment Coatings, the following permit requirements must be 
included for: 
 
Unit 1-0 
 

1. No coatings, solvents, or additives containing hexavalent chromium or cadmium shall be 
used. 

2. No coatings, solvents, or additives containing lead or nickel shall be used. 
3. The exhaust stack shall vent vertically upward.  The vertical exhaust flow shall not be 

impeded by a rain cap (flapper ok), roof overhang, or any other obstruction. 
 
T-BACT is required for this unit because of emissions of Ethyl Benzene which is a VOC.   
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B. RMR REPORT 
 

I. Project Description  
 

Technical Services received a request on April13, 2016, to perform a Risk Management 
Review for a proposed modification to a paint spray booth.  The modification consisted of the 
installation replacing an existing paint spray booth with a new paint spray booth. The new 
paint spray booth is an enclosed paint spray booth with dry filters and a 1.2 MMBtu/hr natural 
gas fired booth heater. The applicant is not proposing to modify the current daily VOC limit of 
54.7 lbs for this refinishing operation or the current facility-wide VOC emissions limit not to 
exceed 19,708lbs.The applicant has also agreed to limit the daily natural gas input to 20.0 
mmbtu/day. 

 
II. Analysis 

 
 
The MSDS sheets for the coatings used in the operation were reviewed by CAS# for 
Hazardous Air Pollutants (HAPs). The values were entered into the Autobody Shop coating 
spreadsheet to calculate the HAPs' emissions and Toxic emissions for this proposed unit 
were calculated using 2001 Ventura County’s Air Pollution Control District's emission factors 
for Natural Gas Fired external combustion, and input into the San Joaquin Valley APCD's 
Hazard Assessment and Reporting Program (SHARP).  In accordance with the District’s 
Risk Management Policy for Permitting New and Modified Sources (APR 1905, May 28,  
2015), risks from the proposed unit’s toxic emissions were prioritized using the procedure in 
the 1990 CAPCOA Facility Prioritization Guidelines.  The prioritization score for the facility is 
greater than 1.0 (see RMR Summary Table).  Therefore, a refined health risk assessment 
was required. The AERMOD model was used, with the parameters outlined below and 
meteorological data for 2010-2014 from Stockton to determine the dispersion factors (i.e., 
the predicted concentration or Χ divided by the normalized source strength or Q) for a 
receptor grid.  These dispersion factors were input into the SHARP Program, which then 
used the Air Dispersion Modeling and Risk Tool (ADMRT) of the Hot Spots Analysis and 
Reporting Program Version 2 (HARP 2) to calculate the chronic and acute hazard indices 
and the carcinogenic risk for the project. 

 
The following parameters were used for the review: 

 
Analysis Parameters 

Unit 1-2 
Source Type Point Location Type Urban 

Stack Height (m) 6.1 Closest Receptor (m) 91 

Stack Diameter. (m) 0.86 Type of Receptor Business 

Stack Exit Velocity (m/s) 1.86 Max Hours per Year 2080 

Stack Exit Temp. (°K) 298  Fuel Type NG 

NG Usage (MMscf/hr) 0.00120 NG Usage (MMscf/yr) 73 
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III. Conclusion 
 

The acute and chronic indices are below 1.0 and the cancer risk associated with the project 
is greater than 1.0 in a million, but less than 20 in a million. In accordance with the District’s 
Risk Management Policy, the project is approved with Toxic Best Available Control 
Technology (T-BACT). 
 
To ensure that human health risks will not exceed District allowable levels; the permit 
requirements listed on page 1 of this report must be included for this proposed unit. 
 
These conclusions are based on the data provided by the applicant and the project engineer.  
Therefore, this analysis is valid only as long as the proposed data and parameters do not 
change.  
 
IV. Attachments 

: 
A. RMR request from the project engineer 
B. Additional information from the applicant/project engineer 
C. Prioritization score w/ toxic emissions summary 
D. Facility Summary 



San Joaquin Valley Air Pollution Control District 
Risk Management Review 

 

To: Fred Cruz – Permit Services 

From: Eddie Arredondo – Technical Services 

Date: August 8, 2018 

Facility Name: Big Valley Ford 

Location: 3282 Auto Center Circle 

Application #(s): N-112-6-0 

Project #: N-1182484 

 
 
A. RMR SUMMARY  

 
RMR Summary 

Units Prioritization 
Score 

Acute 
Hazard 
Index 

Chronic 
Hazard 
Index 

Maximum 
Individual 

Cancer 
Risk 

T-BACT 
Required? 

Special Permit 
Requirements? 

Unit 6-0 
(Paint Booth with 

NG Heater) 
7.26 0.01 0.02 2.25E-07 No Yes 

Project Totals 7.26 0.01 0.02 2.25E-07 
 

Facility Totals >1 0.03 0.02 2.40E-07 
 

Proposed Permit Requirements 
 
To ensure that human health risks will not exceed District allowable levels; the following shall be 
included as requirements for:  
 

To ensure that human health risks will not exceed District allowable levels and to comply with 
the Airborne Toxic Control Measure (ATCM) for Emissions of Hexavalent Chromium and 
Cadmium from Motor Vehicle and Mobile Equipment Coatings; the following permit conditions 
must be included for: 

 
      Unit # 6-0 

 
1. The exhaust stack shall vent vertically upward.  The vertical exhaust flow shall not be 

impeded by a rain cap (flapper ok), roof overhang, or any other obstruction. 
2. {Revised 4442} No coatings, solvents, or additives containing hexavalent chromium or 

cadmium shall be used. [District Rule 4102] 
3. No coatings, solvents, or additives containing lead or nickel shall be used. [District 

Rule 4102] 
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B. RMR REPORT 
 

I. Project Description  
 

Technical Services received a request on August 6, 2018, to perform a Risk Management 
Review for a proposed installation of a new paint spray booth with dry filters. The daily VOC 
emissions limit for this facility will be limited to 54.7 lb-VOC per day.   

 
II. Analysis 

 
The SDS sheets for the coatings used in the operation were reviewed by CAS# for Toxic Air 
Contaminants (TACs). The values were entered into the Autobody Shop coating spreadsheet 
to calculate the TACs’ emissions, and input into the San Joaquin Valley APCD's Hazard 
Assessment and Reporting Program (SHARP).  In accordance with the District’s Risk 
Management Policy for Permitting New and Modified Sources (APR 1905, May 28, 2015), 
risks from the proposed unit’s toxic emissions were prioritized using the procedure in the 1990 
CAPCOA Facility Prioritization Guidelines.  (The prioritization score for this proposed facility 
was greater than 1.0 (see RMR Summary Table).  Therefore, a refined health risk assessment 
was required. The AERMOD model was used, with the parameters outlined below and 
meteorological data for 2013-2017 from Stockton to determine the dispersion factors (i.e., the 
predicted concentration or Χ divided by the normalized source strength or Q) for a receptor 
grid.  These dispersion factors were input into the SHARP Program, which then used the Air 
Dispersion Modeling and Risk Tool (ADMRT) of the Hot Spots Analysis and Reporting 
Program Version 2 (HARP 2) to calculate the chronic and acute hazard indices and the 
carcinogenic risk for the project. 
 
The following parameters were used for the review: 

 
Analysis Parameters 

Unit 6-0 
Source Type Point Location Type Urban 

Stack Height (m) 8.23 Closest Receptor (m) 45.72 
Stack Diameter. (m) 0.86 Type of Receptor Business 

Stack Exit Velocity (m/s) 9.66 VOC Emission (lb/day) 54.7 
Stack Exit Temp. (°K) 344.11  VOC Emission (lb/year) 19966 
NG Usage (mmscf/hr) 0.0012 NG Usage (mmscf/yr) 10.512 

           
III. Conclusion 

 
The acute and chronic indices are below 1.0 and the cancer risk associated with the project 
is greater than 1.0 in a million, but less than 20 in a million. In accordance with the District’s 
Risk Management Policy, the project is approved with Toxic Best Available Control 
Technology (T-BACT). 
 
To ensure that human health risks will not exceed District allowable levels; the permit 
requirements listed on page 1 of this report must be included for this proposed unit. 
 
These conclusions are based on the data provided by the applicant and the project engineer.  
Therefore, this analysis is valid only as long as the proposed data and parameters do not 
change.  
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IV. Attachments 

 
A. RMR request from the project engineer 
B. Additional information from the applicant/project engineer 
C. Prioritization score w/ toxic emissions summary 
D. Facility Summary 
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Connie Cochran

From: George V. Hartmann <gvhlaw@gmail.com>
Sent: Tuesday, November 29, 2016 3:19 PM
To: Esther Gilliland; John Luebberke
Subject: Re: Meeting on Thursday, December 1

Hi Esther - why don't you find a couple of dates in the next two weeks (the sooner the better) when all of the City folks 
can commit to attending.  I will make one of them work.  Wednesdays are generally not good for me during the second 
and third weeks of the month.  We are running out of time to finalize the GSA arrangements between the City, Cal 
Water and the County - and need to get things moving in a positive and collaborative fashion. 

Thanks for your help! 
 
George 
 
On Tue, Nov 29, 2016 at 3:03 PM, Esther Gilliland <Esther.Gilliland@stocktonca.gov> wrote: 

Mr. Hartmann, 

  

John has asked me to move this meeting to another day.  Deputy City Manager Scott Carney and 
another City Staff member is not available for that meeting that day.  Please provide me with some 
additional dates and times when you will be available over the next two weeks.  I will be rescheduling 
and moving that appointment. 

  

Thank you. 

  

Esther Gilliland 

Stockton City Attorney’s Office 

Executive Assistant to: 

John M. Luebberke, City Attorney, and 

Susana Alcala Wood, Assistant City Attorney 

  

209-937-8917 

Esther.Gilliland@stocktonca.gov 
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--  

Confidentiality Notice:  This e-mail transmission and any accompanying document(s), may contain confidential information which is 
legally privileged under the attorney-client or attorney work product privileges. Forwarding or sending attorney-client emails or 
attachments whether directly or in an email string to persons other than the attorney and client engaged in an attorney-client 
relationship may limit or destroy the attorney-client privilege.  The information contained herein or any attachment hereto is 
intended only for the use by the individual(s) or entities named as the addressee(s) above.  If you are not the intended recipient, or 
the person responsible for delivering it to the intended recipient, you are hereby notified that any disclosure, copying, distribution, 
or use of any of the information contained in this transmission is strictly PROHIBITED.  Any such inadvertent disclosure of 
information, which includes any metadata in emails or attachments, shall not compromise or waive the attorney-client privilege as 
to this communication or otherwise.  If you have received this transmission in error, please notify me by telephone at (209)-956-
9940 or reply e-mail and delete this message and any attachments.  Thank you. 

   
  
George V. Hartmann, Esq.  
THE HARTMANN LAW FIRM 
3425 Brookside Road, Suite A  
Stockton, CA 95219  
 
209.956.9940 O 
209.956.9929 F 
 
Discourage litigation. Persuade your neighbors to compromise whenever you can. As a peacemaker the lawyer has 
superior opportunity of being a good man. There will still be business enough. 
  
Abraham Lincoln 
16th president of US (1809 - 1865) 
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Connie Cochran

From: George V. Hartmann <gvhlaw@gmail.com>
Sent: Wednesday, November 23, 2016 1:30 PM
To: Esther Gilliland
Subject: Re: SIGMA Meeting with City Attorney John Luebberke

Hi Esther - Monday or Tuesday afternoons would be great - Thursday from 9-4 is also OK at the moment. 
 
George 
 
On Tue, Nov 22, 2016 at 4:49 PM, Esther Gilliland <Esther.Gilliland@stocktonca.gov> wrote: 

Mr. Hartmann, 

  

City Attorney John Luebberke would like to schedule a meeting next week with you and some other 
City Staff.  Please provide me with some available dates for next week.  He would like to schedule 
an hour meeting here in our conference room at City Hall. 

  

Thank you, 

  

Esther Gilliland 

Stockton City Attorney’s Office 

Executive Assistant to: 

John M. Luebberke, City Attorney, and 

Susana Alcala Wood, Assistant City Attorney 

  

209-937-8917 

Esther.Gilliland@stocktonca.gov 

  

 
 
 
--  
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Confidentiality Notice:  This e-mail transmission and any accompanying document(s), may contain confidential information which is 
legally privileged under the attorney-client or attorney work product privileges. Forwarding or sending attorney-client emails or 
attachments whether directly or in an email string to persons other than the attorney and client engaged in an attorney-client 
relationship may limit or destroy the attorney-client privilege.  The information contained herein or any attachment hereto is 
intended only for the use by the individual(s) or entities named as the addressee(s) above.  If you are not the intended recipient, or 
the person responsible for delivering it to the intended recipient, you are hereby notified that any disclosure, copying, distribution, 
or use of any of the information contained in this transmission is strictly PROHIBITED.  Any such inadvertent disclosure of 
information, which includes any metadata in emails or attachments, shall not compromise or waive the attorney-client privilege as 
to this communication or otherwise.  If you have received this transmission in error, please notify me by telephone at (209)-956-
9940 or reply e-mail and delete this message and any attachments.  Thank you. 

   
  
George V. Hartmann, Esq.  
THE HARTMANN LAW FIRM 
3425 Brookside Road, Suite A  
Stockton, CA 95219  
 
209.956.9940 O 
209.956.9929 F 
 
Discourage litigation. Persuade your neighbors to compromise whenever you can. As a peacemaker the lawyer has 
superior opportunity of being a good man. There will still be business enough. 
  
Abraham Lincoln 
16th president of US (1809 - 1865) 
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Connie Cochran

From: Robert Granberg
Sent: Tuesday, November 22, 2016 9:02 AM
To: John Luebberke; John Abrew; Scott Carney
Cc: Esther Gilliland; Tara Mazzanti
Subject: RE: CONFERENCE CALL - SGMA ATTORNEY GROUP CHECK-IN

Unfortunately, I am behind on this issue.  I’ll read the memo and provide my thoughts. 
 
I am out of the office tomorrow, but could join a call. 
 
Bob 
 

From: John Luebberke  
Sent: Tuesday, November 22, 2016 8:57 AM 
To: John Abrew <John.Abrew@stocktonca.gov>; Robert Granberg <Robert.Granberg@stocktonca.gov>; Scott Carney 
<Scott.Carney@stocktonca.gov> 
Cc: Esther Gilliland <Esther.Gilliland@stocktonca.gov>; Tara Mazzanti <Tara.Mazzanti@stocktonca.gov> 
Subject: Fwd: CONFERENCE CALL - SGMA ATTORNEY GROUP CHECK-IN 
 
Thoughts?  We have not discussed this in detail, so I'd like to schedule a time to do so.    

Get Outlook for iOS 
 
 

---------- Forwarded message ---------- 
From: "George V. Hartmann" <gvhlaw@gmail.com> 
Date: Mon, Nov 21, 2016 at 12:14 PM -0800 
Subject: Fwd: CONFERENCE CALL - SGMA ATTORNEY GROUP CHECK-IN 
To: "John Luebberke" <John.Luebberke@stocktonca.gov> 

Dear John: 

Attached is a memo that Greg Milleman told me he sent to you - but he has not received a reply. 

As we discussed by telephone, I would like to meet with you and the City Manager at your earliest convenient 
opportunity.  Wednesday is the best day for me this week. 

The County and Cal Water met last week with a very positive outcome.  As far as I can tell, working-out the 
City's SGMA intentions both with respect to GSA status and entering into a possible relationship with Cal 
Water per the concepts set forth in the attached memorandum is our last piece of the puzzle. 

One way or the other, Cal Water will be participating in the JPA we are forming to complete the GSP by 
January 2020.  We think that the optimal and least cost strategy is for the City, County and Cal Water to 
combine in a three-way GSA covering the relevant portions of the City and areas outside the City that are 
served by Cal Water. 

There are at least two other options that I will share with you when we meet to discuss moving forward. 
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Time is now a problem, and the City / Cal Water / County relationship has to be resolved shortly in order to 
permit meeting the June 30, 2017 GSA formation deadline.  We simply have to engage with the City and reach 
closure as to the City's course of action. 

Best Regards, 

George 

--  

Confidentiality Notice:  This e-mail transmission and any accompanying document(s), may contain confidential information which is 
legally privileged under the attorney-client or attorney work product privileges. Forwarding or sending attorney-client emails or 
attachments whether directly or in an email string to persons other than the attorney and client engaged in an attorney-client 
relationship may limit or destroy the attorney-client privilege.  The information contained herein or any attachment hereto is intended 
only for the use by the individual(s) or entities named as the addressee(s) above.  If you are not the intended recipient, or the person 
responsible for delivering it to the intended recipient, you are hereby notified that any disclosure, copying, distribution, or use of any 
of the information contained in this transmission is strictly PROHIBITED.  Any such inadvertent disclosure of information, which 
includes any metadata in emails or attachments, shall not compromise or waive the attorney-client privilege as to this communication 
or otherwise.  If you have received this transmission in error, please notify me by telephone at (209)-956-9940 or reply e-mail and 
delete this message and any attachments.  Thank you. 

   
  
George V. Hartmann, Esq.  
THE HARTMANN LAW FIRM 
3425 Brookside Road, Suite A  
Stockton, CA 95219   
 
209.956.9940 O 
209.956.9929 F 
 
Discourage litigation. Persuade your neighbors to compromise whenever you can. As a peacemaker the lawyer 
has superior opportunity of being a good man. There will still be business enough. 
  
Abraham Lincoln 
16th president of US (1809 - 1865) 
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Connie Cochran

From: John Luebberke
Sent: Thursday, July 28, 2016 10:15 AM
To: Esther Gilliland
Subject: RE: RE: Possible dates for meeting RE: JPA E. San Joaquin Subbasin

Yes.  Thanks 
 

From: Esther Gilliland  
Sent: Wednesday, July 27, 2016 3:37 PM 
To: John Luebberke <John.Luebberke@stocktonca.gov> 
Subject: RE: RE: Possible dates for meeting RE: JPA E. San Joaquin Subbasin 
 
John, will anyone from our office be included in this meeting?  The two days available for Herum Crabtree are Friday, 8/5 
and Monday 8/8.  Both of which you are out.  8/5 is a Friday closed day and 8/8 you are scheduled out on vacation.   You 
are available the other day twos, 8/9 and 8/11.  Should I just provide those two dates back to Downey Brand and let 
them schedule something accordingly? 
 
Esther 
 

From: John Luebberke  
Sent: Wednesday, July 27, 2016 2:23 PM 
To: Esther Gilliland <Esther.Gilliland@stocktonca.gov> 
Subject: Fwd: RE: Possible dates for meeting RE: JPA E. San Joaquin Subbasin 
 
Please help schedule.   Thanks 

John M. Luebberke 
City Attorney 
City of Stockton 
425 N El Dorado St. 
Stockton, CA 95202 
 
(209) 937-8333 
 
john.luebberke@stocktonca.gov 
 
The Information contained in this e-mail is intended only for the 
CONFIDENTIAL use of the designated addressee named above. The 
information is subject to the attorney-client privilege and/or 
represents confidential attorney work product. Recipients should not 
file copies of this e-mail with publicly accessible written or 
electronic records. If you are not the designated addressee and you 
received this document in error, any further review, 
dissemination, distribution, or copying of this communication, and any 
attachments, by you, or anyone else is strictly prohibited.  
IF YOU RECEIVED THIS COMMUNICATION IN ERROR, PLEASE NOTIFY US 
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IMMEDIATELY BY TELEPHONE AT THE NUMBER SHOWN ABOVE. 
Thank You. 
 
 

---------- Forwarded message ---------- 
From: "Jeanne Zolezzi" <JZOLEZZI@herumcrabtree.com> 
Date: Wed, Jul 27, 2016 at 2:03 PM -0700 
Subject: RE: Possible dates for meeting RE: JPA E. San Joaquin Subbasin 
To: "Cougar, Bridget" <bcougar@DowneyBrand.com>, "'O'Hanlon, Daniel'" <dohanlon@kmtg.com>, "Karna 
Harrigfeld" <KHARRIGFELD@herumcrabtree.com>, "'jennifer@spalettalaw.com'" 
<jennifer@spalettalaw.com>, "'ngmplcs@pacbell.net'" <ngmplcs@pacbell.net>, "'jherrlaw@aol.com'" 
<jherrlaw@aol.com>, "'vkincaid@olaughlinparis.com'" <vkincaid@olaughlinparis.com>, "John Luebberke" 
<John.Luebberke@stocktonca.gov>, "'reidwroberts@gmail.com'" <reidwroberts@gmail.com>, 
"'mbrown@miabrownlaw.com'" <mbrown@miabrownlaw.com>, "'BozeT@stancounty.com'" 
<BozeT@stancounty.com>, "'George V. Hartmann (gvhlaw@gmail.com)'" <gvhlaw@gmail.com>, 
"'jmagdich@lodi.gov'" <jmagdich@lodi.gov>, "'Russell@spalettalaw.com'" <Russell@spalettalaw.com>, 
"Walter, Hanspeter" <hwalter@kmtg.com>, "'kbalaji@sjgov.org'" <kbalaji@sjgov.org>, 
"'bnakagawa@sjgov.org'" <bnakagawa@sjgov.org>, "'fbuchman@sjgov.org'" <fbuchman@sjgov.org>, 
"'Myles, James'" <jmyles@sjgov.org> 
Cc: "Nikkel, Meredith" <mnikkel@DowneyBrand.com>, "O'Brien, Kevin" <kobrien@DowneyBrand.com> 

I am available 8/5 and 8/8.  I am out of town on 8/9 and 8/11. 
  

From: Cougar, Bridget [mailto:bcougar@DowneyBrand.com]  
Sent: Wednesday, July 27, 2016 1:26 PM 
To: 'O'Hanlon, Daniel'; Jeanne Zolezzi; Karna Harrigfeld; 'jennifer@spalettalaw.com'; 'ngmplcs@pacbell.net'; 
'jherrlaw@aol.com'; 'vkincaid@olaughlinparis.com'; 'John.Luebberke@stocktonca.gov'; 'reidwroberts@gmail.com'; 
'mbrown@miabrownlaw.com'; 'BozeT@stancounty.com'; 'George V. Hartmann (gvhlaw@gmail.com)'; 
'jmagdich@lodi.gov'; 'Russell@spalettalaw.com'; Walter, Hanspeter; 'kbalaji@sjgov.org'; 'bnakagawa@sjgov.org'; 
'fbuchman@sjgov.org'; 'Myles, James' 
Cc: Nikkel, Meredith; O'Brien, Kevin 
Subject: Possible dates for meeting RE: JPA E. San Joaquin Subbasin 
  
Possible dates for next meeting in Stockton: 
  
Friday 8/5, 8:00-10:00, 1:00-5:00 
Monday 8/8, 9:00-12:00 
Tuesday 8/9, 1:00-5:00 
Thurs. 8/11, 1:00-5:00 
  
Please let me know all your matching availability for a 2-hour meeting. 
  
Thank you, 
  
Bridget Cougar 
Legal Secretary to Scott L. Shapiro,  
Kevin M. O'Brien and Dan L. Carroll 

 
Downey Brand LLP 
621 Capitol Mall, 18th Floor 
Sacramento, CA 95814 
916.444.1000 Main 
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916.520.5414 Direct 
916.520.5814 Fax 
bcougar@downeybrand.com 
www.downeybrand.com 
  
  

From: O'Brien, Kevin  
Sent: Wednesday, July 27, 2016 12:48 PM 
To: 'O'Hanlon, Daniel'; 'jzolezzi@herumcrabtree.com'; ''Karna Harrigfeld '; 'jennifer@spalettalaw.com'; 
'ngmplcs@pacbell.net'; 'jherrlaw@aol.com'; 'vkincaid@olaughlinparis.com'; 'John.Luebberke@stocktonca.gov'; 
'reidwroberts@gmail.com'; 'mbrown@miabrownlaw.com'; 'BozeT@stancounty.com'; 'George V. Hartmann 
(gvhlaw@gmail.com)'; 'jmagdich@lodi.gov'; 'Russell@spalettalaw.com'; Walter, Hanspeter 
Cc: 'kbalaji@sjgov.org'; 'bnakagawa@sjgov.org'; 'fbuchman@sjgov.org'; 'Myles, James'; Nikkel, Meredith; Cougar, Bridget 
Subject: Joint Powers Agreement Eastern San Joaquin Subbasin 
  
All, 
  
Unfortunately we need to cancel the meeting we had scheduled for this Friday July 29 at 10:00 AM.  The State Water 
Board hearing on the “California WaterFix” project, in which several of us are involved, begins testimony from the DWR 
and USBR witnesses on Friday morning.  I will rescind the calendar invite for the Friday meeting and will ask my assistant 
to re-schedule the meeting to a date in early August with no WaterFix hearing scheduled.   
  
Thanks to Dan O’Hanlon for sending a new version of the Agreement and his comments.  If others have suggested 
changes please send them to me by the end of this week and I will prepare a new, consolidated version that includes all 
suggested changes.  I anticipate that there will be a few issues for the attorney group to resolve.   
  
As Dan points out, we discussed at our last meeting preparing a written narrative to accompany the draft agreement, for 
use with the boards of potential member agencies to explain the policy level choices that they need to make, how we 
expect this agreement would work, and how we expect this arrangement might further unfold.  I am planning to prepare 
the written narrative and will send it out with the next version of the Agreement, early next week.    
  
Kevin 
  
Kevin M. O'Brien 
 

 
Downey Brand LLP 
621 Capitol Mall, 18th Floor 
Sacramento, CA 95814 
916.444.1000 Main 
916.520.5235 Direct 
916.520.5635 Fax 
kobrien@downeybrand.com 
www.downeybrand.com  

  

  

  

 
CONFIDENTIALITY NOTICE:  This communication and any accompanying  
document(s) are confidential and privileged.  They are intended for  
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the sole use of the addressee.  If you receive this transmission in  
error, you are advised that any disclosure, copying, distribution, or  
the taking of any action in reliance upon the communication is  
strictly prohibited.  Moreover, any such inadvertent disclosure shall  
not compromise or waive the attorney-client privilege as to this  
communication or otherwise.  If you have received this communication  
in error, please contact our IS Department at its Internet email address  
(is@downeybrand.com), or by telephone at (916)444-1000 x5325. Thank  
you.  
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Connie Cochran

From: John Luebberke
Sent: Wednesday, June 1, 2016 12:11 PM
To: Esther Gilliland
Subject: FW: Attorneys Meeting To Discuss SGMA Implementation in Eastern San Joaquin 

County

Please set this up.  Thanks 
 

From: O'Brien, Kevin [mailto:kobrien@DowneyBrand.com]  
Sent: Wednesday, June 1, 2016 11:44 AM 
To: 'jzolezzi@herumcrabtree.com' <jzolezzi@herumcrabtree.com>; 'Karna Harrigfeld ' 
(KHARRIGFELD@herumcrabtree.com) <KHARRIGFELD@herumcrabtree.com>; jennifer@spalettalaw.com; 
'ngmplcs@pacbell.net' <ngmplcs@pacbell.net>; 'jherrlaw@aol.com' <jherrlaw@aol.com>; 
'vkincaid@olaughlinparis.com' <vkincaid@olaughlinparis.com>; John Luebberke <John.Luebberke@stocktonca.gov>; 
'sschwabauer@lodi.gov' <sschwabauer@lodi.gov>; 'reidwroberts@gmail.com' <reidwroberts@gmail.com>; 
'dohanlon@kmtg.com' <dohanlon@kmtg.com>; 'mbrown@miabrownlaw.com' <mbrown@miabrownlaw.com>; George 
V. Hartmann (gvhlaw@gmail.com) <gvhlaw@gmail.com> 
Cc: Nakagawa, Brandon (bnakagawa@sjgov.org) <bnakagawa@sjgov.org>; Balaji, Kris (kbalaji@sjgov.org) 
<kbalaji@sjgov.org>; Buchman, Fritz (fbuchman@sjgov.org) <fbuchman@sjgov.org>; Myles, James <jmyles@sjgov.org>; 
Nikkel, Meredith <mnikkel@DowneyBrand.com>; Cougar, Bridget <bcougar@DowneyBrand.com> 
Subject: Attorneys Meeting To Discuss SGMA Implementation in Eastern San Joaquin County 
 
Good Morning All, 
 
As some of you know, I was recently retained by the County of San Joaquin to serve as special counsel for SGMA 
implementation matters.  At the last meeting of the Eastern San Joaquin SGMA Work Group held on May 11, 2016 we 
discussed the establishment of an attorneys committee to prepare an initial draft of a Joint Powers Agreement (JPA) 
governing SGMA implementation in Eastern San Joaquin County.   
 
The attorneys committee will not make policy decisions; its charge is to provide an initial legal framework for use by the 
policy group.  I envision that the draft JPA will identify key policy issues and describe options for addressing those 
issues.   
 
The purpose of this e-mail is to schedule the initial meeting of the attorneys committee.  Please respond to my assistant, 
Bridget Cougar at bcougar@downeybrand.com regarding your availability on the following dates/times in June: 
 
9th:  9:30-11:30 AM 
10th:  2:00-4:00 PM 
15th:  10:00 AM-Noon or 1:30-3:30 PM 
17th:  9:30-11:30 AM 
20th:  9:30-11:30 AM or 1:30-3:30 PM 
21st:  9:30-11:30 AM  
 
I propose that we meet at Downey Brand’s Stockton office (3425 Brookside Road, Suite A).  Once the meeting is set my 
assistant will send out a calendar invitation.  If I have missed any attorneys that represent clients involved in SGMA 
implementation in Eastern San Joaquin County please let me know and I will add them to the invite list.   
 
I look forward to working with you on this matter.  
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Thanks, 
Kevin 
 
Kevin M. O'Brien 
 

 
Downey Brand LLP 
621 Capitol Mall, 18th Floor 
Sacramento, CA 95814 
916.444.1000 Main 
916.520.5235 Direct 
916.520.5635 Fax 
kobrien@downeybrand.com 
www.downeybrand.com  

 

 
CONFIDENTIALITY NOTICE:  This communication and any accompanying  
document(s) are confidential and privileged.  They are intended for  
the sole use of the addressee.  If you receive this transmission in  
error, you are advised that any disclosure, copying, distribution, or  
the taking of any action in reliance upon the communication is  
strictly prohibited.  Moreover, any such inadvertent disclosure shall  
not compromise or waive the attorney-client privilege as to this  
communication or otherwise.  If you have received this communication  
in error, please contact our IS Department at its Internet email address  
(is@downeybrand.com), or by telephone at (916)444-1000 x5325. Thank  
you.  
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Connie Cochran

From: Jobi Spano
Sent: Thursday, March 17, 2016 5:48 PM
To: Jobi Spano
Subject: PLANNING COMMISSION AGENDA FOR REVIEW
Attachments: 2016-03-24 Planning Commission Agenda.pdf

Attached is the final agenda packet for the upcoming 3/24 Planning Commission meeting. 
 
The agenda can also be viewed online at: www.stocktonca.gov/bconlinemeetings. 
 
 
 
JOBI L. SPANO 
CDD Technician 
Community Development Dept. 
P:209.937.8564 
F:209.937.8893 
 
Permit Center Hours of Operation 
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