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CITY HALL COUNCIL CHAMBERS
520 J Street

Los Banos, California

May 23,2012

If you require special assistance to attend or participate in this meeting, please call the
Planning Secretary @ (209) 827-7000 extension 118 at/east 48 hours prior to the meeting.

The City of Los Banos complies with the Americans with Disabifities Act (ADA) of 1990.
* * * * * * * ** * * '* * * * *

Si requiere asistencia especial para atender 0 participar en esta junta por favor lIame a la oficina
de la Secretaria del Departamento de Planificaci6n al (209) 827-7000 extensi6n 118

a 10 menos de 48 horas previas de la junta.

La Cuidad de Los Banos cumple con la Acta de Americanos con Deshabifidad (ADA) de 1990.
..... --_ :

Any writings or documents provided to a majority of the Planning Commission
regarding any item on this agenda will be made avaifable for public inspection at fhe meeting

and in the Planning Department's office located at City Hall, 520 J Street, Los Banos, California
during normal business hours. In addition, such writings and documents may be posted

on the City's website at www.losbanos,orq.
************** ¥

Cualquier escritura 0 los documentos proporcionaron a una mayoria del Departamento de Planificaci6n
con respecto a cualquier articulo en este orden del dia sera hecho disponible para la

inspecci6n publica en la reuni6n y en la oficina del Secretaria del Departamento de Planificaci6n del
City Hall, 520 J Street, Los Banos, California

durante horas de oficina normales. Ademas, tales escrituras y los documentos
pueden ser anunciados en el website de la Ciudad en www.losbanos.orq.

...................., ,..1

1 CALL TO ORDER 7:00 PM

2 PLEDGE OF ALLEGIANCE

3 ROLL CALL (Planning Commission Members)

Faktorovich , Hixson , Lee , Lewis , Mello ,Rosin , Toscano- -- - - - -

4 APPROVAL OF AGENDA.

Recommendation: Approve the agenda as submitted.
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5 CONSIDERATION OF APPROVAL OF THE ACTION MINUTES FOR THE
REGULAR MEETING OF APRIL 25,2012.

Recommendation. Approve the mmutes as submitted.

6 PUBLIC FORUM: Members of the public may address the Commission on any
item of public interest that is within the jurisdiction of the Commission, including
agenda and non-agenda items. No action will be taken on non-agenda items
Speakers are limited to a five (5) minute presentation

7 PUBLIC HEARINGS If you challenge the proposed action as described herein
in court, you may be limited to raising only those issues you or someone else
raised at the public hearing described herein or in written correspondence
delivered to the City at, or prior to, the public hearing

A. Public Hearing - To Consider Approving an Addendum to Environmental
Impact Report (SCH #2008111078) and Modifications to Conditions of
Approval for Site Plan #2008-05 for the Walmart Store Expansion and
Development of Commercial Retail Outlots Located at 1575 W Pacheco
Blvd, More Specifically Identified as Assessor's Parcel Numbers: 430-010
012 and 430-010-041

1) Planning Commission Resolution No 2012-06 - Approving the
Certification of an Addendum to Final Environmental Impact Report
(SCH#2008111078), Approving Revised Mitigation Measures Trans-1 B,
Trans-1 C, Trans-1D, Trans-1 F, Trans-2A, Trans-2B and Trans-3C for the
Los Banos Walmart Expansion Project Located at 1575 W Pacheco Blvd-,
More Specifically Identified as Assessor's Parcel Numbers 430-010-012
and 430-010-041

2) Planning Commission Resolution No 2012-07 - Amending Condition No
26 and 35 for Site Plan #2008-05 for the Expansion of the Existing
Walmart Store and Development of Three Commercial Retail Outlots
Located at 1575 W Pacheco Blvd.; More Specifically Identified as
Assessor's Parcel Numbers- 430-040-012 and 430-010-041

Recommendation. ReceIVe staff report, open the public hearing, receIve public comment,
close the public hearing and adopt Planning Commission Resolution No. 2012-06 and 2012
07 as submitted.

B Public Hearing - To Consider Approving a Revision to Site Plan #2011-03 for
the Addition of a Car Wash in Conjunction with the PreViously Approved
AM/PM Gas Station/Convenience Store and McDonalds Restaurant Located
on Assessor's Parcel Number' 081-140-013

1) Planning Commission Resolution No. 2012-08 - Approving a Revision to
Site Plan #2011-03 by Adding a Car Wash for an AM/PM Gas Station and
McDonalds Restaurant at the Northwest Corner of Badger Flat Road and
Pacheco Blvd.; More Specifically Identified as Assessor's Parcel Number'
081-140-013.
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Recommendation. Receive staff report, open the public hearing, receive pUblic comment,
close the public hearing and adopt Plannmg Commission Resolution No. 2012-08 as
submitted.

C Public Hearing - To Consider Certifying Negative Declaration (SCH
#2012041060), Approve Associated Site Plan Review #2012-02 and
Tentative Parcel Map #2012-01 for the Development of a 20,951 Square Foot
Dollar General Market Located on the Southwest Corner of Santa Barbara
Street and Mercey Springs Road, More Specifically Identified as Assessor's
Parcel Number' 082-072-023

1) Planning Commission Resolution No. 2012-09 - Approving Tentative
Parcel Map #2012-01 for the Subdivision of Approximately 731 Acres into
Two Parcels Consisting of One with 2.58 Acres and One with 4 73 Acres
on Assessor's Parcel Number' 082-072-023

2) Planning Commission Resolution No 2012-10 - Certifying Negative
Declaration (SCH#2012041060) and Approving Site Plan #2012-02 for the
Construction of a 20,951 Square Foot Dollar General Market at the
Southwest Corner of Santa Barbara and Mercey Springs, More
Specifically Identified as Assessor's Parcel Number' 082-072-023

Recommendation' Receive staff report, open the public hearing, receive public comment,
close the public hearing and adopt Planning Commission ResolutIOn No. 2012-09 and 2012
10 as submitted.

8. PLANNING DEPARTMENT REPORT

9 COMMISSIONERS REPORTS

A. Faktorovich

B Hixson

C Lee

0 Lewis

E Mello

F Rosin

G Toscano

10 ADJOURNMENT
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APPEAL RIGHTS AND FILING PROCEDURES

Any person dissatisfied with an act or determination of the Planning Commission may appeal such
act or determination to the Planning Commission by filling written notice with the Planning
Commission Secretary not later than five (5) business days (excluding holidays) after the day on
which the act or determination was made. An appeal must state the act or determination which IS

being appealed, the Identity of the applicant and his/her interest in the matter, and set forth in concise
statement(s) the reasons which render the Commission's decision unjustified or inappropriate. (Los
Banos Municipal Code Section 9-3.2326)

Concerning an action taken by the Planning Commission related to Chapter 2 Articles 1 through 17 of
the Los Banos Municipal Code "Subdivisions", if a subdivider or other affected property owner IS

dissatisfied with any action of the Commission with respect to a tentative map or the nature and
extent of improvements recommended or required he/she may within fifteen (15) days after such
action appeal to the Planning Commission Secretary for a public hearing on the matter. An appeal
must state the action being appealed, identify the agenda item by agency number or project title, and
set forth in concise statement(s) the reasons for the appeal. (Los Banos Municipal Code Sections 9
2.807)

Appeals must be in writing and include the appellant's name and address and original signature. A
filing fee of $150.00 must accompany the notice of appeal

I hereby certify under penalty of perjury under the laws of the State of California that the foregoing agenda
was posted on the City Hall bulletin board not less than 72 hours prior to the meeting.

Los Banos Planning Commission Agenda - May 23,2012

Dated this 18th Day of May. 2012
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CITY OF LOS BANOS
PLANNING COMMISSION MEETING MINUTES

APRIL 25, 2012

ACTION MINUTES - These minutes are prepared to depict
action taken for agenda items presented to the Planning
Commission. For greater detail of this meeting refer to the
electronic media (CD and/or audio) kept as a permanent
record.

CALL TO ORDER: Chair Rosin called the Planning Commission Meeting to order at
the hour of 7'00 p.m.

PLEDGE OF ALLEGIANCE: Planning Commissioner Lee led the Pledge of Allegiance.

ROLL CALL - MEMBERS OF THE PLANNING COMMISSION PRESENT: Arkady
Faktorovich, Vern Hixson, Chandra Lee, Deborah Lewis, Tracey Rosin and Susan
Toscano. Absent: Tom Mello

STAFF MEMBERS PRESENT: Community Development Director Fitzgerald and
Assistant Planner Elms.

CONSIDERATION OF APPROVAL OF AGENDA: Motion by Lee, seconded by
Toscano to approve the agenda as submitted. The motion carried by the affirmative
vote of all Commission Members present. Absent Mello

CONSIDERATION OF APPROVAL OF ACTION MINUTES FOR THE REGULAR
MEETING OF APRIL 11. 2012: Motion by Hixson, seconded by Lee to approve the
minutes as submitted The motion carried by the affirmative vote of all Commission
Members present. Absent: Mello

PUBLIC FORUM: MEMBERS OF THE PUBLIC MAY ADDRESS THE COMMISSION
ON ANY ITEM OF PUBLIC INTEREST THAT IS WITHIN THE JURISDICTION OF THE
COMMISSION; INCLUDES AGENDA AND NON-AGENDA ITEMS. NO ACTION WILL
BE TAKEN ON NON-AGENDA ITEMS. SPEAKERS ARE LIMITED TO A FIVE (5)
MINUTE PRESENTATION. No one came forward and the public forum was closed.

PUBLIC HEARING - CONSIDERATION OF APPROVAL OF USE PERMIT 2012-03
FOR THE USE OF A LARGE FAMILY DAYCARE AT 1660 SUGARPINE COURT;
MORE SPECIFICALLY IDENTIFIED AS ASSESSOR'S PARCEL NUMBER: 431-105
011. Community Development Director Fitzgerald presented the staff report.

Chair Rosin opened the public hearing, no one came forward and the public hearing
was closed .



Motion by Lee, seconded by Faktorovich to adopt Planning Commission Resolution No
2012-05 - approving Use Permit #2012-03 for the use of a Large Family Day Care
located at 1660 Sugarpine Court. The motion carried by the affirmative action of all
Commission Members present. Absent: Mello.

PLANNING DEPARTMENT REPORT: Dollar General's environmental has been
completed and is being circulated by State Clearinghouse and Merced County; the
AM!PM-McDonalds project is going to LAFCo tomorrow.

PLANNING COMMISSION MEMBER REPORTS:

ARKADY FAKTOROVICH: Nothing to report.

VERN HIXSON: Three family members graduated from college this past weekend and
is very proud

CHANDRA LEE: Relay for Life will be "Painting the Town Purple" tomorrow and invited
the community to attend

DEBORAH LEWIS: Los Banos High School will be having their spring festival tonight
and she will be attending to support the music program.

TOM MELLO: Absent.

TRACEY ROSIN: Nothing to report.

SUSAN TOSCANO: Nothing to report

ADJOURNMENT. The meeting was adjourned at the hour of 7:08 p.m.

APPROVED'

Tracey Rosin, Planning Commission Chair

ATTEST

Stacy Souza Elms, Assistant Planner! Planning Commission Secretary



LOS Banos
At. the Crossroads oJ California

TO: CHAIR ROSIN AND COMMISSIONERS

FROM: PAUL.~t~"._GERALD, AICP, COMMUNITY DEVELOPMENT
DIREC

FOR: PLANNING COMMISSION MEETING OF MAY 23, 2012

SUBJECT: ADDENDUM TO ENVIRONMENTAL IMPACT REPORT (SCH#
2008111078) AND AMENDMENT TO CONDITIONS OF APPROVAL FOR
WALMART EXPANSION PROJECT

RECOMMENDATIONS:

1. That the Planning Commission approve Resolution #2012-06 certifying the
Addendum to the Final Environmental Impact Report (SCH # 2008111078) and
revising transportation mitigation measures TRANS-1b, TRANS-1c, TRANS-1d,
TRANS-H, TRANS-2a, TRANS-2b, AND TRANS-3c for the Los Banos Walmart
Expansion Project located at 1575 W. Pacheco Blvd., more specifically identified
as Assessor's Parcel Numbers. 430-010-012 and 430-010-041

2 That the Planning Commission approve Resolution #2012-07 amending
condition #26 and #35 for Site Plan Review #2008-05 for the expansion of the
existing Walmart store and the development of three commercial retail outlots
located on Assessor's Parcel Numbers 430-010-012 and 430-010-041

PROJECT BACKGROUND:

The Los Banos Planning Commission on March 24, 1993 approved Site Plan #93-2 for
the construction of a WalMart store The existing store has been operating since 1994
in the City of Los Banos.

On October 27, 2010 the Planning Commission approved Site Plan Review #2008-05
for the expansion of the existing Walmart store and the development of three
commercial retail outlots and certified Final Environmental Impact Report (SCH #
2008111078) As approved, the existing store will be expanded by 67,300 square feet
and will operate 24 hours a day, 7 days a week and would retail groceries in addition to
general merchandise. The project's three outlots will accommodate a maximum of
69,900 square feet of development to consist of retail and restaurant uses As depicted
on the project's site plan, Stonecreek Blvd was to be extended between W Pacheco
Blvd and Prairie Springs Dr Stonecreek Boulevard was to be a four-lane divided road
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with two left turns lanes at the intersection with Pacheco Boulevard The adjacent
property owners to the west of the Walmart property (the Andersons) and Walmart were
to share in the costs of construction of Stonecreek Boulevard pursuant to a cost sharing
agreement. Under the agreement, the each party would dedicate half of the land
needed to build out Stonecreek Boulevard as shown on the project's site plan

As approved, the project's transportation impacts were mitigated to a less than
significant level by the imposition of mitigation measures Those measures were based
upon a traffic study prepared by Peters Engineering Group which was part of the
certified EIR for the Walmart Expansion Project. Due to Walmart's inability to acquire
the right-of-way necessary to implement the following mitigation measures, they have
become infeasible. a) MM Trans-1b: Intersection of SR 152 and Stonecreek
Boulevard; b) MM Trans-1c: Intersection of SR 152 and Badger Flat Road; c) MM
Trans-1d: Intersection of SR 152 and Mercey Springs Road; and d) MM Trans-1f:
Intersection of SR 152 and West 1St.

According to the California Environmental Quality Act (CEQA), "Feasible" means
capable of being accomplished in a successful manner within a reasonable period of
time, taking into account economic, environmental, legal, social, and technological
factors. (Pub Res Code §21061 1). If a project proponent cannot acquire privately held
property required to construct a required mitigation measure within a reasonable period
of time, that measure becomes infeasible

The project proponent has been unable to acquire Right-of-Way to fully implement the
above-referenced mitigation measures and the construction of Stonecreek Boulevard
as shown on the project's site plan. Since project approval, the property to the west
has entered into foreclosure proceedings, and the owners have been unable to
dedicate the land (or any interest in it) needed to build Stonecreek Boulevard as shown
on the project site plan or otherwise share in the costs of its construction. The westerly
property owner also would need to dedicate a small triangular portion of land to enable
construction of a traffic signal as set forth in transportation measure TRANS-1b

Transportation measures TRANS 1c, 1d and 1f have similarly become infeasible due to
Walmart's inability to acquire the right-of-way required for their implementation as
originally contemplated

To determine if feasible alternative measures were available that would mitigate the
project's impacts at the four affected intersections, Peters Engineering Group
conducted a traffic analysis and prepared a technical memorandum outlining
alternative measures. As set forth in the Addendum and attached technical
memorandum, the revised mitigation measures fully mitigate the project's traffic
impacts.

To enable the expanded Walmart store to open pending the resolution of the westerly
property's foreclosure proceedings that preclude construction of Stonecreek Boulevard
and the signal at its intersection at Pacheco Blvd Walmart has proposed to build the
expansion of the existing store as a first phase to be followed by the development of the
outlots at a subsequent time, in a second phase Phase One would include the
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construction of the Walmart store expansion and all required site improvement and
mitigations related thereto and the rough grading of the outlots and the construction of
access roads between the outlots and the curb and gutter on the east side of the future
Stonecreek Boulevard Phase Two would include development of the three outlots,
construction of Stonecreek Boulevard, and installation of the traffic signal. These
roadway improvements must be in place at the time of opening of the first business
located on the outlots The Addendum and technical memorandum indicate that as
phased, the project's transportation-related impacts will still be mitigated to a level that
is less than significant.

Additionally, there are revisions needed on three mitigation measures relating to the
optimization of signals due to the practical infeasibility of an applicant directly optimizing
signal timing along a City/State Right-of-Way Those three miti~ation measures are d)
MM Trans-2a: Pacheco Boulevard between 4th Street and 6t Street; e) MM Trans
2b: Pacheco Blvd. between 6th & 7th Streets; and f) MM Trans-3c: Intersection of
Pacheco Boulevard and H Street.

PROJECT DESCRIPTION:

a) MM Trans-1 b: Intersection of SR 152 and Stonecreek Boulevard

The existing mitigation measure requires the project applicant to construct a traffic
signal at the intersection of Pacheco Boulevard and Stonecreek Boulevard as an
opening day mitigation. As revised, this measure will be required to be implemented
before the first outlot business is open As set forth in the Addendum, the other
opening-day mitigation measures will accommodate the traffic generated by the
expanded Walmart store alone such that revising mitigation measure TRANS-1 b does
not result in any new or more significant environmental impacts.

b) MM Trans-1c: Intersection of SR 152 and Badger Flat Road

The existing mitigation measure requires the modification of the southbound approach
of the State Route 152/Badger Flat Road intersection to add a left-turn lane, a through
lane, and a right-turn lane. During the design phase and plan check process, it became
clear that to implement the mitigation as written, 3000 square feet of privately-owned
right-of-way had to be acquired in the northwest corner of this intersection Walmart
representatives approached the property owner to discuss acquisition of the property
Upon doing so, they learned that acquisition is not possible because the property
needed is part of the owner's larger parcel currently proceeding through the
development due diligence process which will be followed by the land use entitlement
stage.

Peters Engineering Group, through its additional traffic evaluation and analysis,
evaluated alternatives to the measure as written It was found that the project's traffic
impacts can be mitigated by revising the mitigation measure so that Walmart will
reconstruct the southbound approach to the intersection of Pacheco Boulevard and
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Badger Flat Road to provide one southbound left turn lane and one shared southbound
through/right turn lane. The new traffic analysis and technical memorandum have
shown that this alternatIve still mitigates the project's (Phase One and Phase two) traffic
related impacts to a level that is less than significant.

c) MM Trans-1d: Intersection of SR 152 and Mercey Springs Road

The existing mitigation measure currently requires the project applicant to construct a
second northbound left-turn lane and second eastbound left-turn lane at the
intersection of Pacheco Boulevard / Mercey Springs Road in addition to signal
optimization

During the design phase and plan check process, it was discovered that construction of
the second eastbound left-turn lane was not feasible due to the unavailability of the full
right of way needed to build the second eastbound left turn lane, and also due to
drainage constraints The Peters Engineering Group's traffic study prepared as part of
the certified EIR had recommended the second eastbound left turn lane as a long term
measure which means it is not required to mitigate the project's opening-day traffic
impacts. Therefore, this component of Trans-1 d will be will be added to the City's next
update of the transportation impact fee program Walmart will pay a fair share of the
cost of this measure to the City

As revised, mitigation measure Trans-1 b requires the applicant to construct a second
northbound left-turn lane at the intersection of Pacheco Boulevard / Mercey Springs
Road In addition, the traffic signal timing will be optimized The new traffic analysis
and technical memorandum have shown that as revised, this measure fully mitigates
project's (Phase One and Phase two) traffic impacts at this location

d) MM Trans-1f: Intersection of SR 152 and West 1St.

The existing mitigation measure requires the project applicant to improve the
intersection of Pacheco Boulevard / West I Street to its ultimate lane configurations
identified in the City of Los Banos Traffic Model and Transportation Master Plan,
including the addition of southbound, eastbound, and northbound right turn lanes and a
northbound left turn lane The measure also requires the signal timing to be optimized

The traffic impact study completed for the project and utilized for the EIR concluded
that optimization/modification of traffic signal timing was necessary (subject to Caltrans
approval) to mitigate the project's opening-day traffic impacts (queuing) to a level that
was less than significant. Construction of right-turn lanes on the southbound,
eastbound, and northbound intersection approaches and a left-turn lane on the
northbound approach at this intersection were identified as long-term improvements,
required to mitigate impacts from the project and other long-term cumulative
development (LOS and queuing) at this intersection, in the long-term and under full
General Plan buildout conditions.

The project's (Phase One and Phase two) traffic impacts at this location can be fully
mitigated by revising the mitigation measure to state that prior to the issuance of the
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final certificate of occupancy for the expanded Walmart store, the project applicant shall
pay a fair share of the cost of the future improvements required to construct the
intersection of Pacheco Boulevard / West I Street to its ultimate lane configurations
identified in the City of Los Banos Traffic Model and Transportation Master Plan,
including the addition of southbound, eastbound, and northbound right turn lanes and a
northbound left turn lane. In addition, the applicant shall pay its fair share of the cost of
optimization of the signal timing The new traffic analysis and technical memorandum
have shown that this alternative, which includes the City's addition of the long-term
component of measure Trans-H, fully mitigates the project's (Phase One and Phase
two) traffic related impacts.

, d) MM Trans-2a: Pacheco Boulevard between 4th Street and 6th Street; e) MM
Trans-2b: Pacheco Blvd. between 6th & 7th Streets; and f) MM Trans-3c:
Intersection of Pacheco Boulevard and H Street.

All three existing mitigation measures require the applicant to optimize the signal timing
and all three intersections. These three mitigation measures all need to be revised due
to the practical infeasibility of an applicant directly optimizing signal timing along a
City/State Right-of-Way

Accordingly, the mitigation measures have all been revised to state that prior to
issuance of the final certificate of occupancy for the expanded Walmart store, the
project applicant shall pay a fair share of the cost of the future optimization of the traffic
signal coordination at all three intersections.

To ensure that funding and a plan exist to optimize traffic signal timing when it is
needed under long term conditions, the City of Los Banos will include signal
optimization and its related costs in the City's transportation impact fee program at the
next update to occur. The City may utilize the funds in cooperation with Caltrans to
implement traffic signal timing modifications in response to changes in traffic conditions.
The City will advise Walmart of the fair share payment required. This payment would
be added to the traffic fee program. The new traffic analysis and technical
memorandum have shown that this alternative still mitigates the traffic related impacts.

Finally, Condition #35 of the approved Conditions of Approval currently states. All work
performed within/adjacent to the State Right-of-Way shall be subject to Caltrans
Standards and Specifications, including an encroachment permit. No City permit shall
be issued until a Caltrans encroachment permit is obtained The Caltrans
encroachment permit process is not complete, but the City is ready to issue permits for
the project to move forward toward construction Thus, the City is revising Condition
No- 35 to read All work performed within/adjacent to the State Right-of-Way shall be
subject to Caltrans Standards and Specifications, including an encroachment permit if
necessary

Condition #26 of the approved Conditions of Approval currently states. Landscaping
shall be continuously maintained in a healthy and thriving manner. Should any
landscape material die, it shall be immediately replaced with landscaping of a similar
type, size and quantity The applicant shall provide the Public Works Department a
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Landscape Maintenance Plan describing their strategy for maintaining all landscaped
areas in a healthy, litter free and thriving manner. Said plan shall identify responsible
parties and be submitted for Public Works Department approval prior to issuance of
building permit(s) The City desires to insert additional language to this condition that
would reference the Project's obligation to comply with the City's Shade Canopy
Ordinance, and to make clear that the project's failure to maintain and replace
landscaping and shade canopy in a healthy manner can result in administrative
citations and fines. The applicant has requested language permitting the public works
department to allow deceased landscape material to be replaced with an approved
alternative landscaping material should the alternative material be determined to thrive
better in the location, climate and soil conditions presented by the project site
environment and Central Valley climate. As revised, Condition of Approval #26 will
state: Landscaping shall be continuously maintained in a healthy and thriving manner
that fulfills the City Shade Canopy Ordinance Should any landscape material die, it
shall be immediately replaced with landscaping of a similar type, size and quantity or an
approved alternative should a different type of landscape material be determined to fare
better than the deceased material in the project environment. The applicant shall
provide the Public Works Department a Landscape Maintenance Plan describing their
strategy for maintaining all landscaped areas in a healthy, litter free and thriving
manner. Said plan shall identify responsible parties and be submitted for Public Works
Department approval prior to issuance of building permit(s) Failure to maintain and
replace landscaping and shade canopy in a healthy manner can result in administrative
citations and fines.

LOCATION AND ACCESS:

The project site is located at 1575 W Pacheco Blvd , more specifically identified as
Assessor's Parcel Numbers. 430-010-012 and 430-010-041 Access to the site will be
from Pacheco Blvd , Badger Flat Rd , Prairie Springs Rd and Stonecreek Blvd
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Property
Project site
North
South
East
West

Land Use
Commercial! Vacant
Residentiall Commercial
Residential
Stonecreek Plaza
Vacant! Agriculture

Zone
H-C
AG/C
H-C
H-C
H-C

General Plan
C
C
C
C
C

H-C = Highway Commercial
AG =Agriculture

ENVIRONMENTAL ASSESSMENT:

C =Commercial

On October 27,2010, the City of Los Banos certified the Environmental Impact Report
(EIR) (SCH No 2008111078) A subsequent EIR is only prepared where substantial
evidence shows that a certified EIR requires major revisions before it can be adequate
to support the proposed action because of significant new or more severe impacts that
the action would create-

Specifically, CEQA Guidelines Section 15162 (in pertinent part, summarized below)
provides that when an EIR has been certified for a project, no subsequent EIR shall be
prepared for that project unless the lead agency determines, based on substantial
evidence, one or more of the following

1) Substantial changes are proposed in the project which will require major revisions of
the previous EIR due to the involvement of new significant environmental effects or a
substantial increase in the severity of previously identified significant effects,

2) Substantial changes occur with respect to the circumstances under which the project
is undertaken which will require major revisions of the previous EIR due to the
involvement of new significant environmental effects or a substantial increase in the
severity of previously identified significant effects, or

3) New information of substantial importance, which was not known and could
not have been known when the EIR was certified shows any of the following"

A) The project will have one or more new significant effects not discussed
in the previous EIR,

B) Significant effects the EIR previously examined will be substantially
more severe than shown in the previous EIR,

When these tests are not triggered, a lead agency may prepare an addendum to the
previously-certified EIR CEQA Guidelines Section 15164 governs use of an addendum,
and in pertinent part, states.
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a) The lead agency or responsible agency shall prepare an addendum to a previously
certified EIR if some changes or additions are necessary but none of the conditions
described in Section 15162 calling for preparation of a subsequent EIR have occurred;

b) An addendum need not be circulated for public review but can be included in or
attached to the final EIR or adopted negative declaration,

c) The decision making body shall consider the addendum with the final EIR or adopted
negative declaration prior to making a decision on the project;

d) A brief explanation of the decision not to prepare a subsequent EIR pursuant to
Section 15162 should be included in an addendum to an EIR, the lead agency's
findings on the project, or elsewhere in the record. The explanation must be supported
by substantial evidence.

Section 15164 makes clear that unless a discretionary approval involves significant new
or more severe impacts, which this project does not, the lead agency shall prepare an
addendum to a previously certified EIR, not a subsequent EIR The applicant's
requested Project changes and revisions to several adopted mitigation measures
require a discretionary approval by the City. In light of the fact that as revised, the
Project's mitigation measures will continue to mitigate project impacts to less than
significant, preparation of an Addendum is the appropriate form of CEQA compliance
for the City to undertake when considering the applicant's requests. In reaching this
conclusion, the City has determined that conditions that would trigger the need for a
supplemental EIR also are not present in this case (CEQA Guidelines, §15163)

PUBLIC COMMENT:

A public hearing notice was published in the Los Banos Enterprise and notices were
provided to adjacent property owners within a 300 foot radius of the subject property on
May 11,2012. As of the date of this report, no comments have been received

CONCLUSION:

The proposed Addendum meets the requirements of CEQA and that, coupled with the
amended conditions allows the project to be built while still mitigating traffic impacts
related to the project. Staff believes the Addendum and amended conditions will allow
the project to go forward which will be a positive contribution to the area and
recommends approval, subject to the attached conditions of approval

RECOMMENDATIONS:

1. That the Planning Commission approve Resolution #2012-06 certifying the
Addendum to the Final Environmental Impact Report (SCH # 2008111078) and
revising transportation mitigation measures TRANS-1 b, TRANS-1c, TRANS-1d,
TRANS-1f, TRANS-2a, TRANS-2b, AND TRANS-3c for the Los Banos Walmart
Expansion Project located at 1575 W Pacheco Blvd, more specifically identified
as Assessor's Parcel Numbers 430-010-012 and 430-010-041
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2. That the Planning· Commission approve Resolution #2012-07 amending
condition #26 and #35 for Site Plan Review #2008-05 for the expansion of the
existing Walmart store and the development of three commercial retail outlots
located on Assessor's Parcel Numbers. 430-010-012 and 430-010-041

ATTACHMENTS:

1 Resolution #2012-06 certifying the Addendum to the Final Environmental Impact
Report (SCH # 2008111078) and revising transportation mitigation measures
TRANS-1b, TRANS-1c, TRANS-1d, TRANS-1f, TRANS-2a, TRANS-2b, AND
TRANS-3c for the Los Banos Walmart Expansion Project.

Exhibit A. CEQA Findings for: the certification of the Addendum, revision
of mitigation measures TRANS-1b, TRANS-1c, TRANS-1d, TRANS-1f,
TRANS-2a, TRANS-2b, AND TRANS-3c, revision of conditions of site
plan approval #2008-05 #26 and #35 and project site plan
Exhibit B MMRP' revised measures TRANS-1b, TRANS-1c, TRANS-1d,
TRANS-1f, TRANS-2a, TRANS-2b, AND TRANS-3c only).

2 Resolution #2012-07 amending condition #26 and #35 and the revised project
site plan for Site Plan Review #2008-05 for the expansion of the existing
Walmart store and the development of three commercial retail outlots

Exhibit A: Project Findings
Exhibit B: Conditions of Approval

3 Site Plan

4. Addendum to Environmental Impact Report SCH #2008111078

5 PEG Technical Memo- Traffic Analysis (with Exhibits).

6 Public Hearing Notice



RESOLUTION #2012-06

A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF LOS BANOS
CERTIFYING AN ADDENDUM TO FINAL
ENVIRONMENTAL IMPACT REPORT (SCH
#2008111078),APPROVING REVISED
MITIGATION MEASURES TRANS-1 B, TRANS-1 C,
TRANS-1 D, TRANS-1 F, TRANS-2A, TRANS-2B,
AND TRANS-3C FOR THE LOS BANOS
WALMART EXPANSION PROJECT LOCATED AT
1575 W. PACHECO BLVD., MORE
SPECIFICALLY IDENTIFIED AS ASSESSOR'S
PARCEL NUMBERS: 430-010-012 AND 430-010
041

PROJECT NAME AND PROJECT NUMBER:
Walmart Expansion Project - Addendum to Final Environmental Impact Report (SCH
#2008111078)

PROPOSAL DESCRIPTION:
Addendum to the Final EIR (SCH #2008111078) certified for the expansion of the
Walmart store and three commercial outlots

LOCATIONI SUBJECT PROPERTY:
1575 W Pacheco Blvd, more specifically identified as Assessor's Parcel Numbers 430
010-012 and 430-010-041

WHEREAS, the City of Los Banos had approved an application for the expansion
of the existing Walmart and the development of three commercial retail oulots in the
Highway Commercial zoning district, located at 1575 W. Pacheco Blvd.; more
specifically identified as Assessor's Parcel Numbers. 430-010-012 and 430-010-041,
and

WHEREAS, pursuant to the California Environmental Quality Act (CEQA) and
the City of Los Banos Environmental Quality Guidelines, the project was evaluated in
the Los Banos Walmart Expansion Project (SCH #2008111078), and

WHEREAS, it was found that transportation mitigation measures TRANS-1b,
TRANS-1c, TRANS-1d, TRANS-1f, TRANS-2a, TRANS-2b, AND TRANS-3c were
infeasible, and

WHEREAS, a traffic analysis was completed and it was found that the impacts
could be mitigated to still be less than significant with alternative mitigation measures,
and



WHEREAS, Section 15164 of the California Environmental Quality Act (CEQA)
provides for the lead agency's preparation of an addendum to a previously certified EIR
if some changes or additions are necessary but none of the conditions described in
Section 15162 calling for preparation of a subsequent EIR have occurred, and

WHEREAS, an Addendum meeting all CEQA requirements, was prepared to
described and evaluate the proposed revisions to the Project's Mitigation Monitoring
Reporting Plan (Exhibit B), and

WHEREAS, a noticed public hearing was advertised in the Los Banos Enterprise
on May 11, 2012 and mailed to property owners within 300 feet of the site as required
by the City of Los Banos Municipal Code and Government Code Section 65091, and

WHEREAS, the Los Banos Planning Commission held a public hearing on May
23,2012, at which time interested persons had an opportunity to provide testimony; and

WHEREAS, at the May 23, 2012 Planning Commission Meeting the Los Banos
Planning Commission, heard and considered testimony, if any, of all persons desiring to
be heard, and

BASED UPON THE EVIDENCE PRESENTED AT THE PUBLIC HEARING AND
RECORD including the staff report, the Addendum to the Final Environmental Impact
Report the Planning Commission of the City of Los Banos does hereby make the
appropriate findings set forth in Exhibit A (CEQA Findings), attached hereto and
incorporated herein by this reference

NOW, THEREFORE BE IT RESOLVED that the Planning Commission of the City of
Los Banos does hereby·

1. Certify the Addendum to the Final Environmental Impact Report (SCH
#2008111078) for the Los Banos Walmart Expansion project located at 1575 W
Pacheco Blvd.; more specifically identified as Assessor's Parcel Numbers. 430
01 0-012 and 430-010-041

2. Revise Mitigation Measures TRANS-1b, TRANS-1c, TRANS-1d, TRANS-1f,
TRANS-2a, TRANS-2b, AND TRANS-3c as set forth in Exhibit B hereto-

The foregoing resolution was introduced at a regular meeting of the Planning
Commission of the City of Los Banos held on the 23th day of May, 2012, by
Commissioner , who moved its adoption, which motion was duly
seconded by Commissioner , and the Resolution is hereby adopted by the
following vote

AYES:

NOES:



ABSENT

APPROVED

Tracey Rosin, Planning Commission Chair

ATTEST

Stacy Elms, Planning Commission Secretary



EXHIBIT A

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS FOR THE
LOS BANOS WALMART EXPANSION PROJECT EIR (SCH #2008111078):

Pursuant to the requirements of California Public Resources Code Section 21000
et seq. ("CEQA") and Title 14, California Code of Regulations Section 15000 et
seq. (the "CEQA Guidelines"), the City as Lead Agency under CEQA adopts the
following findings required by CEQA, along with the facts and evidence upon
which each finding is based

The City of Los Banos Planning Commission hereby finds as follows

1 Pursuant to CEQA, the CEQA Guidelines, and the City of Los Banos
Environmental Quality Guidelines, the project was evaluated within the
context of the Los Banos Walmart Expansion Project Environmental
Impact Report (SCH#2008111 078)

2 Additionally, pursuant to CEQA, Specifically, under the CEQA GUidelines
(Section 15162)

(a) When an EIR has been certified for a project, no
subsequent EIR shall be prepared for that project unless the lead
agency determines, based on substantial evidence, one or more of
the following:

(1) Substantial changes are proposed in the project which
will require major revisions of the previous EIR due to the
involvement of new significant environmental effects or a
substantial increase in the severity of previously identified
significant effects,

(2) Substantial changes occur with respect to the
circumstances under which the project is undertaken which will
require major revisions of the previous EIR due to the involvement
of new significant environmental effects or a substantial increase in
the severity of previously identified significant effects, or

(3) New information of substantial importance, which was not
known and could not have been known when the EIR was certified
shows any of the following-

(A) The project will have one or more new significant effects
not discussed in the previous EIR,

(B) Significant effects the EIR previously examined will be
substantially more severe than shown in the previous EIR, ....

3 When these tests are not triggered, a lead agency may prepare an
addendum to the previously-certified EIR CEQA Guidelines Section
15164 governs use of an addendum, and in pertinent part, states



(a) The lead agency or responsible agency shall prepare an
addendum to a previously certified EIR if some changes or
additions are necessary but none of the conditions described in
Section 15162 calling for preparation of a subsequent EIR have
occurred....

(c) An addendum need not be circulated for public review but
can be included in or attached to the final EIR or adopted negative
declaration.

(d) The decision making body shall consider the addendum
with the final EIR or adopted negative declaration prior to making a
decision on the project.

(e) A brief explanation of the decision not to prepare a
subsequent EIR pursuant to Section 15162 should be included in
an addendum to an EIR, the lead agency's findings on the project,
or elsewhere in the record The explanation must be supported by
substantial evidence

4 Section 15164 makes clear that unless a discretionary approval involves
significant new or more severe impacts, the lead agency shall prepare an
addendum to a previously certified EIR, not a subsequent EIR The
applicant's requested Project changes and revisions to several adopted
mitigation measures require a discretionary approval by the City. In light
of the fact that as revised, the Project's mitigation measures will continue
to mitigate Project impacts to less than significant, preparation of an
Addendum is the appropriate form of CEQA compliance for the City to
undertake when considering the applicant's requests. In reaching this
conclusion, the City has determined that conditions that would trigger the
need for a supplemental EIR also are not present in this case (CEQA
Guidelines, §15163)



Exhibit B

REVISED MITIGATION MEASURES TRANS Ib, Ie, Id, If, 2a, 2b AND 2e FOR THE WALMART
EXPANSION PROJECT AND ENVIRONMENTAL IMPACT REPORT (SCH #2008111078)

IMPACT

TRANSPORTATIONITRAFFIC

TRANS-lb

MITIGATION

Prior to issuance of the first final certificate of occupancy
for a business developed on one of the outlots (Phase 2),
the outlot developer shall construct Stonecreek
Boulevard to reach Pacheco Boulevard and shall
signalize the intersection. The signal shall provide
protected westbound left-turn phasing and the signal
operation shall be interconnected with the signal at
Pacheco Boulevard I Badger Flat Road. Left-turn lanes
shall be designed to accommodate the projected long
term 95th-percentile queues. The outlot developer shall
be responsible for its fair share of the cost of these
improvements. Reimbursement for costs incurred
beyond the outlot developer's fair share responsibility for
these improvements shall come from those properties
identified in the Area of Benefit, according to their fair
share responsibility that shall be identified and
established in accordance with Caltrans HCM
methodology The Area of Benefit shall be identified by
the applicant's traffic engineers and is subject to the
City's review and agreement. The applicant is
responsible for all costs in setting up the area of benefit,
including any staff time required to review the Area of
Benefit documents. The Area of Benefit documentation
shall be recorded against the title for each identified
property, as an obligation running with the land. To

RESPONSIBLE
PARTY &
TIMING

Owner - during
improvement plan
and construction
activities

OVERSIGHT
AUTHORITY

Los Banos
Public Works
Department



TRANS-lc

facilitate reimbursement, the City will require the
applicant for a development permit for a property located
within the Area of Benefit to submit proof of its fair
share payment to the outlot developer prior to approval
of the permit.
Prior to issuance of the final certificate of occupancy for
the expanded Walmart store, the project applicant shall
reconstruct the southbound approach to the intersection
of Pacheco Boulevard and Badger Flat Road to provide
one southbound left-turn lane (minimum length 150
feet), and one shared southbound through/right-tum
lane,. The traffic signal phasing for the northbound and
southbound left turns may be either permissive or
protected subject to Caltrans approval. The project
applicant shall be responsible for its fair share of the cost
of this improvement. Reimbursement for costs incurred
beyond the applicant's fair share shall corne from those
properties identified in the Area of Benefit and whose
fair share shall be identified and established in
accordance with Caltrans HCM methodology The Area
of Benefit shall be identified by the applicant's traffic
engineers and is subject to the City's review and
agreement. The applicant is responsible for all costs in
setting up the area of benefit, including any staff time
required to review the Area of Benefit documents. The
Area of Benefit documentation shall be recorded against
the title for each identified property, as an obligation
running with the land. To facilitate reimbursement, the
City will require the applicant for a development permit
for a property located within the Area of Benefit to
submit proof of its fair share payment to the applicant
prior to approval of the permit. As a condition of
approval of a development plan for the northwest

Owner - during
improvement plan
and construction
activities

Los Banos
Public Works
Department



property, the City will require the northwest property
owner to expand the intersection, as required by the new
development's traffic impact study and CEQA
document, and to dedicate the right-of-way needed to do
so. With implementation of this mitigation measure as
revised, the intersection will operate at LOS C and the
Project's impact will continue to be mitigated to less than
significant.

TRANS old Prior to issuance of the final certificate of occupancy for Owner - during Los Banos
the expanded Walmart store, the project applicant shall improvement plan Public Works
construct a second northbound left-turn lane at the and construction Department
intersection of Pacheco Boulevard / Mercey Springs activities
Road. In addition, the traffic signal timing shall be
optimized. The project applicant shall be responsible for
its fair share of the cost of these improvements.
Reimbursement for costs incurred beyond the applicant's
fair share shall come from those properties identified in
the Area ofBenefit according to their fair share
responsibility, which shall be identified and established
in accordance with Caltrans HCM methodology The
Area ofBenefit shall be identified by the applicant's
traffic engineers and is subject to the City's review and
agreement. The applicant is responsible for all costs in
setting up the area of benefit, including any staff time
required to review the Area of Benefit documents. The
Area of Benefit documentation shall be recorded against
the title for each identified property, as an obligation
running with the land. To facilitate reimbursement, the
City will require the applicant for a development permit
for a property located within the Area of Benefit to
submit proof of its fair share payment to the applicant
prior to approval of the permit. The project applicant
shall also be responsible for a fair share cost of the future



construction of a second eastbound left-tum lane. To
ensure that funding and a plan exists to construct the
second eastbound left-turn lane and optimize the traffic
signal at this location when the City and Caltrans
determine that optimization is required, the City of Los
Banos will add the second eastbound left-turn lane and
associated traffic signal timing optimization/modification
to its transportation impact fee program when it is next
updated. The applicant will provide the City with a
traffic fee program payment representing its fair share
responsibility for the estimated cost of construction for
the second eastbound left-tum lane and signal
optimization.

TRANS-If Prior to the issuance of the final certificate of occupancy Owner - during Los Banos
for the expanded Walmart store, the project applicant improvement plan Public Works
shall pay a fair share of the cost of the future and construction Department
improvements required to construct the intersection of activities
Pacheco Boulevard / West I Street to its ultimate lane
configurations identified in the City of Los Banos Traffic
Model and Transportation Master Plan, including the
addition of southbound, eastbound, and northbound right
turn lanes and a northbound left turn lane. In addition,
the applicant shall pay its fair share of the cost of
optimization of the signal timing. To ensure that funding
and a plan exist to optimize the traffic signals at this
location when it is needed, the City of Los Banos will
include signal optimization and its related costs in the
City's transportation impact fee program at the next
update to occur. The City will advise Walmart of the fair
share payment required to be made. This payment would
be added to the traffic fee program. The City may utilize
the funds in cooperation with Caltrans to implement
traffic signal timing modifications as needed once Phase



TRANS-2a

TRANS-2b

1 opens, in response to changes in traffic conditions.
Prior to issuance of the final certificate of occupancy for Owner - during
the expanded Walmart store, the project applicant shall improvement plan
pay a fair share of the cost of the future optimization of and construction
the traffic signal coordination on Pacheco Boulevard activities
between 4th Street and 6th Street. The project applicant
shall be responsible for its fair share of the cost of this
improvement. To ensure that funding and a plan exist to
optimize traffic signal timing when it is needed under
long term conditions, the City of Los Banos will include
signal optimization and its related costs in the City's
transportation impact fee program at the next update to
occur. The City may utilize the funds in cooperation
with Caltrans to implement traffic signal timing
modifications in response to changes in traffic
conditions. The City will advise Walmart of the fair
share payment required. This payment would be added
to the traffic fee program.
Prior to issuance of the final certificate of occupancy for Owner - during
the expanded Walmart store, the project applicant shall improvement plan
pay a fair share of the cost of the future optimization of and construction
the traffic signal coordination on Pacheco Boulevard activities
between 6th Street and 7th Street. The project applicant
shall be responsible for its fair share of the cost of this
improvement. To ensure that funding and a plan exist to
optimize traffic signal timing when it is needed under
long term conditions, the City of Los Banos will include
signal optimization and its related costs in the City's
transportation impact fee program at the next update to
occur. The City may utilize the funds in cooperation
with Caltrans to implement traffic signal timing
modifications in response to changes in traffic
conditions. The City will advise Walmart of the fair

Los Banos
Public Works
Department

Los Banos
Public Works
Department



TRANS-3c

share payment required. This payment would be added
to the traffic fee program.
Prior to issuance of the final certificate of occupancy for Owner - during
the expanded Walmart, the project applicant shall pay a improvement plan
fair share of the cost of the future optimization the and construction
signal timing at the intersection of Pacheco Boulevard / activities
H Street. The signal timing shall be optimized and
coordinated with the future improvements at the
intersection of Pacheco Boulevard / Mercey Springs
Road (Mitigation Measure TRANS-ld). The project
applicant shall be responsible for its fair share of the cost
of this improvement. To ensure that funding and a plan
exist to optirnizt: traffic signal timing when it is needed
under long term conditions, the City of Los Banos will
include signal optimization and its related costs in the
City's transportation impact fee program at the next
update to occur, The City may utilize the funds in
cooperation with Caltrans to implement traffic signal
timing modifications in response to changes in traffic
conditions. The City will advise Walmart of the fair
share payment required. This payment would be added
to the traffic fee program.

Los Banos
Public Works
Department



RESOLUTION #2012-07

A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF LOS BANOS
AMENDING CONDITION #26 AND #35 FOR SITE
PLAN #2008-05 FOR THE EXPANSION OF THE
EXISTING WALMART AND THE DEVELOPMENT
OF THREE COMMERCIAL RETAIL OUTLOTS
LOCATED AT 1575 W. PACHECO BLVD., MORE
SPECIFICALLY IDENTIFIED AS ASSESSOR'S
PARCEL NUMBERS: 430-010-012 AND 430-010
041

WHEREAS, Los Banos Planning Commission on October 27, 2010 certfied
Final Environmental Impact Report (SCH #2008111078) for the Los Banos Expansion
Project pursuant to the California Environmental Quality Act (CEQA), and

WHEREAS, the mitigation measures reported in the Environmental Impact
Report were incorporated as conditions of approval and will reduce potentially
significant environmental effects to a less than significant level; and

WHEREAS, the Environmental Impact Report determined that the project would
result in significant and unavoidable impacts to transportation, but the Planning
Commission adopted statements of overriding considerations on October 27, 2010; and

WHEREAS, according to CEQA, several of the mitigation measures were
infeasible and alternative mitigation measures were identified and an Addendum was
prepared and certified on May 23, 2012, and

WHEREAS, in order to move the project forward, condition #35 needed to be
modified as the project was going to be phased and Caltrans encroachment permits
were not necessary to begin Phase One so the condition was modified, and

WHEREAS, the City wanted to insert additional language into condition #26 to
reference the Project's obligation to comply with the City's Shade canopy Ordinance.

NOW, THEREFORE BE IT RESOLVED that the Planning Commission of the City of
Los Banos does hereby approve Resolution #2012-07 amending conditions #26 and
#35 for the expansion of the existing Walmart store and development of three outlots
located at 1575 W. Pacheco Blvd., more specifically identified as Assessor's Parcel
Numbers 430-010-012 and 430-010-041, subject to the Conditions of Approval set forth
in Exhibit B attached hereto and incorporated herein by this reference.

The foregoing resolution was introduced at a regular meeting of the Planning
Commission of the City of Los Banos held on the 23rd day of May, 2012 by
Commissioner , who moved its adoption, which motion was duly



seconded by Commissioner , and the Resolution is hereby adopted by the
following vote:

AYES

NOES:

ABSENT

APPROVED'

Tracey Rosin, Planning Commission Chair

ATTEST

Stacy Elms, Planning Commission Secretary



EXHIBIT A

FINDINGS FOR APPROVAL OF REVISED SITE PLAN #2008-05 - LOS
BANOS WALMART EXPANSION PROJECT

The City of Los Banos Planning Commission hereby finds as follows

1 The project is consistent with the City of Los Banos General Plan
Commercial designation as it meets the use and intensity standards
specified within.

2 The proposal is consistent with the Zoning Ordinance designation
of Highway Commercial as it meets the use and development
standards specified within.

3 Pursuant to section 9-3.2216 of the Los Banos Municipal Code the
applicant has submitted a Site Plan Review authorizing the review
of the development proposal and site plan relating to physical
design, sitting, vehicular and pedestrian access and circulation,
parking, signage, landscaping and the interrelationship of these
elements

4 The proposal will not be detrimental to the health, safety, comfort,
or general welfare of the persons residing and working in the City of
Los Banos, or injurious to property or improvements in the
surrounding neighborhoods or within the City in that the
development of a commercial building on this site will provide
services to the surrounding neighborhood and will benefit City
residents by removing blight.

5. The proposal is compatible with the adjacent land uses, properties,
and neighborhoods and will not be detrimental or injurious to the
neighborhood' or to the general welfare of the City in that the
existing retail store currently operates in a harmonious manner with
the surrounding neighborhood and will continue to do so after the
expansion occurs. Furthermore, the development of the three
outlots will be tenanted by retail and restaurant uses which are
permitted in the Highway Commercial zoning district and will
complement the operation of the expanded Walmart store.



6 The development proposal meets the purpose, intent and specific
standards of the pertinent sections of the Los Banos Municipal
Code in that the proposed use of a commercial building is a
permitted use as designated in the Municipal Code and the
applicant has meet the criteria required for a Site Plan Review
application

7 The general appearance of the buildings or structures and grounds
is in keeping with the character of the neighborhood so as not to be
detrimental to the orderly and harmonious development of the City
or to impair the desirability of investment or occupation in the
neighborhood.

8 The architecture and design of the building are in accordance with
the Community Design Standards in that elements of the Standards
have been incorporated throughout the project site and the existing
Walmart building will be modernized while incorporating elements
of the Community Design Standards.

9. Conditions have been imposed on the project that will ensure the
project's consistency with the policies of the City's General Plan
and Municipal Code are met.



EXHIBIT B

REVISED CONDITIONS OF APPROVAL FOR SITE PLAN #2008-05 - LOS
BANOS WALMART EXPANSION PROJECT

Planning:

1 If the City's approval of the Walmart Expansion Project is not challenged
in a court action under CEQA, then this Site Plan shall expire if an
application for a building permit is not applied for within one year from date
of approvaL A one year extension may be allowed through a written
submittal that would be approved by the Planning Director. If the City's
approval of the Project is challenged in a timely-filed CEQA action against
the City and the Applicant, the timeframes herein shall run from the date
that any such CEQA action is terminated, either by settlement and
dismissal, entry of judgment, or dismissal by the court for any other cause.

2. Development shall occur in substantial conformance with the final Site
Plan approved by the Planning Commission or, if the Planning
Commission's action is appealed, the City Council Any proposed
modifications to the approved Site Plan or its conditions of approval shall
require approval by the Planning Director or Planning Commission as
appropriate

3 The developer shall comply with all requirements of other appropriate
governmental agencies.

4 The developer shall comply with the Americans with Disabilities Act (ADA)
requirements in the design, construction and maintenance of this project.

5 The developer shall provide a copy of the conditions of approval to all
contractors and subcontractors prior to commencement of construction.

6 During construction, and for safety purposes, the public right-of-way shall
be kept clear of obstructions and shall be cleaned on a daily basis or as
needed to ensure that the right-of-way remains clear of obstruction.

7 All contractors and subcontractors shall obtain a City of Los Banos
Business License, prior to start of work on the project. All work performed
on the project shall comply with the requirements of the California
Business and Professions Code

8. Construction shall be limited to those hours specified in Section 9-3.2706
of the Los Banos Municipal Code. Monday through Friday from 7:00 am to
9:00 pm; Saturday and Sunday from 8:00 am to 5'00 pm.



9 The developer shall obtain any necessary encroachment permits from the
City of Los Banos, County of Merced, Caltrans or other jurisdictions prior
to performing any work within that jurisdiction's right-of-way.

10 All structures, foundations, and footings for buildings on the project site
shall be designed and constructed to conform to the current California
Building Code, including amendments adopted by the City.

11 During construction activities, all food-related trash items shall be
enclosed in sealed containers and regularly removed from the project site
to avoid attracting wildlife to the project site, and pets shall not be allowed
on the construction site. The proper location of the trash containers shall
be subject to the review and approval of the Planning Department.

12. Prior to placement of combustible materials on the site, two points of all
weather access, at least one paved, shall be provided, to the satisfaction
and approval of the Fire Chief.

13 Temporary construction trailers shall be permitted only in areas
immediately adjacent to or within that portion of the Site Plan where active
construction is taking place- Placement of said construction trailer is
subject to the approval of the Public Works Director

14 The development site shall be controlled of weeds and free of debris and
litter The applicant shall provide protection against wind and water soil
erosion

15 Due to the possibility that buried cultural resources might be found during
construction, the following language shall be included in any permits
issued for the project site, including, but not limited to building permits for
future development, subject to the review and approval of the Los Banos
Planning Department:

"If archaeological resources or human remains are discovered during
construction, work shall be halted from the find and the area shall be
staked off The project developer shall notify a qualified professional
archaeologist. If the find is determined to be significant, appropriate
mitigation measures shall be formulated and implemented"

16 In the event of an accidental discovery or recognition of any human
remains in any location other than a dedicated cemetery, the City shall
ensure that this language is included in all permits in accordance with
CEQA Guidelines section 150645(e)

"If human remains are found during construction there shall be no
further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent human remains un.til the
Los Banos Police Department contacts the coroner of Merced



County to determine that no investigation of the cause of death is
required. If the coroner determines the remains to be Native
American, the coroner shall contact the Native American Heritage
Commission within 24 hours. The Native American Heritage
Commission shall identify the person or persons it believes to be
the most likely descendent from the deceased Native American.
The most likely descendent may then make recommendations to
the landowner or the person responsible for the excavation work,
for means of treating or disposing of, with appropriate dignity, the
human remains and associated grave goods as provided in Public
Resources Code Section 5097 98 The landowner or his authorized
representative shall rebury the Native American human remains
and associated grave goods with appropriate dignity on the
property in a location not subject to further disturbance if· a) the
Native American Heritage Commission is unable to identify a most
likely descendent or the most likely descendent failed to make a
recommendation within 24 hours after being notified by the
commission, b) the descendent identified fails to make a
recommendation, or c) the landowner or his authorized
representative rejects the recommendation of the descendent, and
the mediation by the Native American Heritage Commission fails to
provide measures acceptable to the landowner"

17 To the maximum extent feasible, the site shall be kept in a dust-free
condition during construction of the project. Prior to issuance of a building
permit, dust control requirements shall be included in all construction
contract specifications to reduce significant levels of construction-related
hazardous air emissions.

a. All disturbed areas, including storage piles, which are not being
actively utilized for construction purposes, shall be effectively
stabilized of dust emissions using water, chemical
stabilizer/suppressant, or vegetative ground cover

b. All on-site unpaved roads and off-site unpaved access roads shall
be effectively stabilized of dust emissions using water or chemical
stabilizer/suppressant.

c. All land clearing, grubbing, scraping, excavation, land leveling,
grading, and cut and fill activities shall be effectively controlled of
fugitive dust emissions utilizing application of water or by
presoaking

d When materials are transported off-site, all material shall be
covered, effectively wetted to limit visible dust emissions, or at least
six inches of freeboard space from the top of the container shall be
maintained



e The developer shall be responsible during construction for cleaning
City streets, curbs, gutters and sidewalks of dirt tracked from the
subject site. The flushing of dirt and debris to storm drain or
sanitary sewer facilities shall not be permitted The cleaning shall
be done after each day's work or as directed by the Director of
Public Works or Planning Department.

f Following the addition of materials to, or the removal of materials
from, the surface of outdoor storage piles, said piles shall be
effectively stabilized of fugitive dust emissions utilizing sufficient
water or chemical stabilizer/suppressant.

18 Prior to issuance of building permits, the developer shall include the
following requirements in all construction bids and documents including
contracts (and implemented during construction activities) for the purpose
of reducing diesel particulate and acrolein emissions during construction
of the project:

a All pre-1994 model year and older diesel equipment shall be
retrofitted with EPA-certified diesel oxidation catalyst filters,

b Contractor shall maintain records of all purchases of diesel
oxidation catalyst filters or biodiesel fuel until construction is
complete, and

c. The SJVAPCD shall have the right to inspect all construction and
demolition equipment, as well as the contractor's records at any
time during demolition and construction

Signage:

19 All advertising signage shall be subject to Sign Review and permit
approval from both the Planning and Building Departments, prior to
installation, consistent with the development criteria of the Los Banos
Municipal Code Sign Ordinance (LBMC Sec. 9-3.2832).

Design/Aesthetics:

20 Downspouts shall be located within the building walls or architecturally
integrated into the design and color of the structures, and there shall be no
drainage across the public access ways or across the public right-of-way

21 All ground and rooftop mounted electrical, plumbing and mechanical
equipment shall be screened from view of the public right-of-way by
continuous parapet wall or landscaping or combination thereof.



Utilities and Drainage:

22 Subject to the review and approval of the Los Banos Public Works
Department, project improvement plans shall include Best Management
Practices (BMPs) to reduce the introduction of oils and other contaminants
to the Los Banos storm water drainage system and main canaL Water
quality safeguards shall be installed prior to occupancy of the parking lots.
A water quality Best Management Practices plan shall be implemented
upon occupancy. A NPDES permit and SWPPP plan will be required and
will meet current state standards

23 Trash enclosures for outlot uses shall be built according to City
specifications, colors, materials, and textures matching those of the main
building, and provide for recycling services A concrete apron is required
across the width of the trash enclosure opening that shall extend a
minimum depth of ten feet in front of the opening. Size of trash enclosure
shall be coordinated with Allied Waste Industries to accommodate the
necessary recycle bin. In lieu of a trash enclosure, the Walmart Store will
construct and utilize trash compactors with an 8' high CMU screened wall,
and a bale and pallet recycling area located outdoors at the rear of the
building that will be enclosed within masonry block walls that match the
building with two steel sliding gates.

24 Approved backflow devices shall be installed as required per City
standards

Landscape and Lighting:

25 Prior to issuance of a building permit the developer shall submit a lighting
plan pursuant to the City of Los Banos Standards and Specifications All
exterior lighting shall meet the provisions set forth in Section 9-3.3408 of
the Los Banos Municipal Code

26 Landscaping shall be continuously maintained in a healthy and thriving
manner that fulfills the City Shade Canopy Ordinance. Should any
landscape material die, it shall be immediately replaced with landscaping
of a similar type, size and quantity or an approved alternative should a
different type of landscape material be determined to fare better than the
deceased material in the project environment. The applicant shall provide
the Public Works Department a Landscape Maintenance Plan describing
their strategy for maintaining all landscaped areas in a healthy, litter free
and thriving manner. Said plan shall identify responsible parties and be
submitted for Public Works Department approval prior to issuance of
building permit(s). Failure to maintain and replace landscaping and shade
canopy in a healthy manner can result in administrative citations and fines.



27.Aggressive planting of climbing vines shall be planted on the masonry
walls for aesthetics and to discourage graffiti

28. Landscape plans shall conform to the City's Landscape Ordinance and the
City's Water Efficient Landscape Ordinance.

Public Works:

29. The developer shall prepare a grading and drainage plan and
improvement plan prior to the issuance of a building permit. The grading
and drainage plan shall be prepared per City Standards and shall be
approved by the City Engineer prior to the commencement of grading and
work of any kind

30 The developer shall prepare, prior to issuance of a building permit, a
landscape and lighting plan The landscape and lighting plan shall be
approved by the Planning Department and Public Works Department prior
to issuance of a building permit, and shall include the size, type of fixtures
to be used on site, and include a Lumen Dispersion Map and comply with
the City of Los Banos shade tree ordinance.

31. Storm drain, water main, and sanitary sewer main line improvements shall
be installed by the Developer per the City of Los Banos Utility Master
Plans.

32 All existing overhead utility lines along the public street frontages are
required to be under-grounded

33 The applicant shall provide the Public Works Department an estimate of
water usage (gallons per day) for each establishment.

34 All development fees shall be paid before the issuance of each building
permit.

35 All work performed within/adjacent to the State Right-of-Way shall be
subject to Caltrans Standards and Specifications, including an
encroachment permit if necessary

36.AII street design shall be per Caltrans requirements as stated in the Inter
Governmental Review.

37.An approved exterior Grease Interceptor shall be installed, if food use
tenants are going to be in the buildings.

38. No storm drainage will be allowed to drain into Caltrans Right-of-Way.



39 Separate domestic and landscape water services shall be installed per
City Standards Reduced pressure backflow devices with cages shall be
installed per City Standards. New water services shall pay connection
fees based on meter size

40. The property shall annex into a Landscape and Lighting District for the
purpose of maintaining public landscape areas and public lighting.

41 All design shall be done in conformance with the City's Standards and
Specifications.

42 At the time of improvement submittal, storm drain calculations per the
City's standards will need to be done for the proposed system and to
verify that there is capacity in the existing system-

43. Show all easements and bearings and distances on the grading plans.

44 Full dedication improvements and SR152 frontage to match existing
improvements to the east is required. This will include any utility and pole
relocation. A striping plan is required for the frontage. A Caltrans
Encroachment Permits is required for any work within the SR152 Right-of
Way

45. Only traffic improvements listed in the City's Traffic Model are subject to
Traffic Impact Fee (TIF) Reimbursements. Those eligible reimbursements
are subject to the maximum amounts listed in the TIF and are subject to
available TIF funds or TIF credits-

46. SR152 frontage improvements from Stonecreek Blvd. to Badger Flat Rd.
shall include meandering sidewalk and a landscaped median to match
improvements east of Badger Flat Road

47 Sidewalks need to be installed along the two private east-west streets to
provide pedestrian connectivity

48 Commercial sidewalks along Stonecreek Blvd need to be a minimum 8
feet wide per City Detail ST10

49 The existing 24" storm line in SR152 shall be extended to the westerly
extent of the Highway improvements.

50 Storm drainage calculations shall be provided at the design submittal
showing that the on-site detention is adequate for the project.

51 Storm drainage improvements shall be designed and constructed per the
City's Storm Drainage System Master Plan dated March 2010.



52 Water system improvements shall be designed and constructed per the
City's Water Distribution System Master Plan dated March 2010.
Minimum project fire flows need to be met and the Fire Department will
need to review the fire flow calculations

53 Sanitary sewer system improvement shall be designed and constructed
per the City's Wastewater Collection System Master Plan dated March
2010

Fire Department

54. The building shall comply with all current Building and Fire Codes.

55 Knox Boxes will be required for each building (Applications can be
obtained through the Fire Department).

56 There shall be 12" address numbers of a contrasting color The
addresses shall be located in an appropriate location as determined by the
Fire Department.

57. Driveways, parking lots, water lines, fire hydrants, and underground
utilities shall be completed prior to occupancy.

58 The applicant shall provide the Fire Department with a CD at the time of
permit issuance depicting floor plans and utilities (i.e. Fire pre-plan).



--

~_Map..
N

l' L-- I'

Ls~

---BlIl4SS CAPFWND
/tAJJA()A/) <XJIfTRQUDt CAM£r

""'R£T--lZ£C1RKW. METIR
11If£""""'"
GUNlD POST.... "'...
""'11II/£
IRNJIIENTRXlNDASNDTED

1iJflit411ON CONTRa VALlE-lZ£C1RKW._---..""-lNI'NlJI/IN VAtU

CNJI.E 1VVMt.T

lZ£C1RKW. "'.,
lKHTP<U"~

SE1ItfCCP<U".,-
"'"--,....------'0""mcmc 9QIM. Il4Kr
11tN11C""""
Q11fJTYP<U"

....aVAU.T

"""METIR
*0.,",1£
I>INNU«TU«£
IlETAL TU«£
1I«NlARY_
IlIt'H7tTM4Y'UE
CA!BlENTUI<
5E711M:KUi<=--S1fHIDfWN....
OIDlllEAD EWmifC
OIDlllEAD 7lU1'fItK

ot£Ii!lIlECDtur:1RJC.1EUPNONE,....
_EWmifC--_fWlU1V..""

~"'IO.
LOBIUHlII,r:At3&56
APMI~ OD-04O-Ole

fi~
-..x
2IllOl SE 10tH SVIUT
~Nl72:7l6-OllOO

Call USA Ilt:
1-800-227-2600

~
AT LEAST 48 HOURS

BEFORE YOU DIGl

;;,";~"

r

, ,--.J

L _

'. !

_I_-
I

I'

EXISTNQ WAL-MART
~11YIin

WAL-MART
C-1aeE..-.-a._.

....... '"PlIOM DAm ot--Ol-08

'-#' '?<"
t1 <:> t1 ~ II

" t1 e e
eO °0

0,0- 0:0

e t1 e (\

....
-;;

I L
~''''","c ST'" ,,,<COP.,,, .. '

I HOT" P"RT ~
'I

.Jr-~-

C:::'''

ee ee

00 00

<'"":::'''

c:~

. c::~

00

00

c:~

<"':::"

~~

w-'~"_ __u i "ACHStXUf.'ID(fTTA7EHWYII12J - .......--- - ---- -

~~

~r-----':-----~ u

'::'-::'-:':'-:::-=-'rU . ("':::'7

:i L:::>' ~
,GrhE!"M. 3 It !!=; II'" 9 .. "'ii

I ii
Ii'.:::.' c::;.J

II --- SI:t C > , II I

I I @<tl ~ :bruU"L= e~~;,~"~ .~. S~>~~:"" ~I ~.. --..----------- _!:-t \ ,'. . . !tt~· •
is )I ~:.,.==z.. "",~,="", '---••••oc_ ....~ I

--:--------~----'r" - - .,------;---- I I / \i

Olif-¥...._H



rosBanos
(~J a Ii{o . I

COMMUNITY DEVELOPMENT DEPARTMENT
ADDENDUM TO ENVIRONMENTAL IMPACT REPORT SCH. # 2008111078

AND SUPPORTING TECHNICAL MEMORANDUM PREPARED BY
PETERS ENGINEERING GROUP

I. INTRODUCTION

This Addendum contains the analysis, substantial evidence and findings necessary to
support the following actions the applicant has requested be taken by the City'

• Approval of Project development into two phases: Phase One to include the
expanded Walmart store and Phase Two to include development of the outlots.

• Revision of Project's approved site plan to reflect a phased development.

• Revision of Transportation Mitigation Measures TRANS-l b, TRANS-l c,
TRANS-ld and TRANS-If imposed when the project was approved in October
2010 due to their infeasibility as currently written;

• Revisions of TRANS-2a, TRANS-2b and TRANS-3c due to the practical
infeasibility of an applicant directly optimizing signal timing along a City/State
controlled Right of Way-

• Revision of Condition No. 35 of Site Plan Review #2008-05 to read "All work
performed within/adjacent to the State Right-of-Way shall be subject to Caltrans
Standards and Specifications, including an encroachment permit if necessary"
The condition would no longer require issuance of Caltrans encroachment permits
before the City could issue any construction-related permits for the project.

• Revision of Condition No. 26 of Site Plan Review #2008-05 to tie landscaping
maintenance and condition of plantings to the City Shade Canopy Ordinance and
to include the following language: "Failure to maintain and replace landscaping
and shade canopy in a healthy manner can result in administrative citations and
fines."

A. Background.

On October 27, 2010, the City of Los Banos certified the Environmental Impact Report
(EIR) (SCH No. 2008111078) prepared to evaluate the expansion of the existing Walmart
store located southwest of the intersection of Pacheco Boulevard (SR 152) and Badger
Flat Road. The approved expansion project (hereinafter referred to as the "Project") will
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add 67,300 square feet to the existing store and includes and development ofthree outlots
located at the westernmost edge ofthe Walmart site.

The EIR recommended a number of transportation-related mitigation measures based
upon the underlying Peters Engineering Group, Inc. (PEG) Traffic Impact Study dated
August 18, 2010. 1 (The "TIS") The purpose of the mitigation measures, as required by
the California Environmental Quality Act (CEQA), was to mitigate the Project's impacts
on traffic levels and levels of service once the Project is completed and the expanded
store and outlots are opened. Based upon the TIS and the EIR's recommendations, the
City imposed the mitigation measures which were incorporated into the Project's
Conditions of Approval.

By all estimations, the traffic-related mitigation measures appeared feasible at the time of
Project approval in that enough right-of-way was available for their construction.
However, when preparation of the detailed roadway engineering and design work plans
that must be prepared for the Project's off-site improvements began, it became apparent
that the following four (4) mitigation measures and the site-adjacent Stonecreek
Boulevard roadway improvements were in fact not feasible due to lack of adequate right
of-way. The mitigation measures in need of revision for the Project to move forward
include:

• MM Trans-1 b: Intersection of SR 152 and Stonecreek Boulevard.

• MM Trans-1 c: Intersection of SR 152 and Badger Flat Road

• MM Trans-1 d: Intersection of SR 152 and Mercey Springs Road (SR 165)

• MM Trans-1 f: Intersection of SR 152 and West I Street

According to CEQA Guidelines Section 15364,"Feasible" means capable of being
accomplished in a successful manner within a reasonable period of time, taking into
account economic, environmental, legal, social, and technological factors. (Emphasis
added). If a project proponent cannot acquire privately held property required to construct
a required mitigation measure within a reasonable period of time, that measure becomes
infeasible. Despite the Project applicant's efforts, it has been unable to acquire right of
way to fully implement the above-referenced mitigation measures and the construction of
Stonecreek Boulevard. As discussed in Sections II and III, the measures cannot be
implemented in a "successful manner" and are infeasible.

At the applicant's request, the City has evaluated proposed revisions to the four (4)
above-referenced measures imposed as conditions of Project approval in October 2010

1 Peters Engineering Group (PEG) performed a traffic impact analysis for the Project. PEG
presented its conclusions in a written traffic impact study report (TIS) dated August 18, 2010.
The Draft EIR relied upon the TIS, which is Appendix J to the certified EIR. The DEIR dated
August 23, 2010 was then circulated for 45 days of review by the public and interested agencies,
including Caltrans. After the City and PEG addressed several comments submitted by Caltrans
staff, Caltrans indicated that it had no further concerns with the traffic study or with the EIR's
traffic analysis.
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Three (3) mitigation measures require revision to ensure that the City together with
Caltrans will determine when signal optimization is necessary due to changing traffic
conditions. Finally, the City's Condition of Approval No. 35 of Site Plan Review No.
2008-05 requires revision to enable the Project to begin construction of Phase 1 on
schedule to avoid delays to the new Store's opening projected to occur in late 2012.

B. Preparation of Addendum the Certified EIR.

Revision of the adopted mitigation measures and approved site plan is a discretionary
action, subject to CEQA. Once a project has been approved, the lead agency's role in
project approval is completed, unless further discretionary approval on that project is
required. CEQA Guidelines, §15162. The lead agency must determine what type of
documentation is necessary to evaluate the proposed discretionary action. A subsequent
EIR is only prepared where substantial evidence shows that a certified ElR requires
major revisions before it can be adequate to support the proposed action because of
significant new or more severe impacts that the action would create. Specifically, under
the CEQA Guidelines (Section 15162):

(a) When an EIR has been certified for a project, no subsequent
ElR shall be prepared for that project unless the lead agency determines,
based on substantial evidence, one or more of the following:

(l) Substantial changes are proposed in the project which will
require major revisions of the previous EIR due to the involvement of new
significant environmental effects or a substantial increase in the severity of
previously identified significant effects;

(2) Substantial changes occur with respect to the circumstances
under which the project is undertaken which will require major revisions
of the previous EIR due to the involvement ofnew significant
environmental effects or a substantial increase in the severity of previously
identified significant effects; or

(3) New information of substantial importance, which was not
known and could not have been known when the EIR was certified shows
any of the following:

(A) The project will have one or more new significant effects not
discussed in the previous EIR;

(B) Significant effects the EIR previously examined will be
substantially more severe than shown in the previous EIR; ....

When these tests are not triggered, a lead agency may prepare an addendum to the
previously-certified ElR. CEQA Guidelines Section 15164 governs use of an addendum,
and in pertinent part, states:

(a) The lead agency or responsible agency shall prepare an
addendum to a previously certified EIR if some changes or additions are
necessary but none of the conditions described in Section 15162 calling
for preparation of a subsequent ElR have occurred....
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(c) An addendum need not be circulated for public review but can
be included in or attached to the final EIR or adopted negative declaration.

(d) The decision making body shall consider the addendum with
the final EIR or adopted negative declaration prior to making a decision on
the project.

(e) A brief explanation of the decision not to prepare a subsequent
EIR pursuant to Section 15162 should be included in an addendum to an
EIR, the lead agency's findings on the project, or elsewhere in the record.
The explanation must be supported by substantial evidence.

Section 15164 makes clear that unless a discretionary approval involves significant new
or more severe impacts, the lead agency shall prepare an addendum to a previously
certified EIR, not a subsequent EIR. The applicant's requested Project changes and
revisions to several adopted mitigation measures require a discretionary approval by the
City In light of the fact that as revised, the Project's mitigation measures will continue
to mitigate Project impacts to less than significant, preparation of an Addendum is the
appropriate form of CEQA compliance for the City to undertake when considering the
applicant's requests. In reaching this conclusion, the City has determined that conditions
that would trigger the need for a supplemental EIR also are not present in this case.
(CEQA Guidelines, §15163).

II. PROJECT PHASING

The applicant has requested the City's approval of Project development in two phases, as
follows:

• Phase 1: Construction of the Walmart store expansion and all required site
improvements and mitigation related thereto, the rough grading of the
three outlots and the construction of access roads between outlots and the
curb/gutter on the east side of the future Stonecreek Boulevard.

• Phase 2: Development of the three outlots, construction of Stonecreek
Boulevard, and installation of the traffic signal required by MM Trans-1b.
The roadway improvements must be in place at the time of opening of the
first business located on anyone of the three outlots.

The City has evaluated the applicant's revised site plan depicting the Project's phasing;
the attached Technical Traffic memorandum analyzing the efficacy of the opening-day
traffic mitigation measures the applicant will implement to accommodate the Project's
Phase 1 traffic, and the revisions to Mitigation Measure TRANS-1 b, discussed below

A. Basis for Proposed Project Phasing.

The EIR evaluated the entirety of the Project as a single-phase development of an
expanded Walmart store and three outlots located on the Walmart parcel's western
boundary. The Project's approved site plan depicts a four-lane divided Stonecreek
Boulevard with two left-tum lanes at the intersection with Pacheco Boulevard. (See
Attachment 2).
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Walmart and the owners of the property to the west of Stonecreek Boulevard were to
share in the costs of construction pursuant to a Cost-Sharing Agreement. Under that
agreement, the westerly parcel and the Walmart parcel would each dedicate half of the
land needed to build the four-lane Stonecreek Boulevard. Thus, the eastern half of
Stonecreek Boulevard would align along the Walmart parcel's western boundary The
western half of the Stonecreek would align along the westerly parcel's eastern boundary
Stonecreek Boulevard would be constructed to reach Pacheco Boulevard creating a new
intersection.

A small (approximately 500 square feet) slice of the northwestern comer of the westerly
parcel would also need to be dedicated b~fore the new intersection and traffic signal at
Stonecreek Boulevard and Pacheco Boulevard required by Mitigation Measure Trans-1 b
could be constructed.

Since the Project was approved by the City in October 2010, the westerly property has
entered into foreclosure proceedings. Over the past year, sustained efforts have been
made to secure an agreement between the Andersons-the owners in foreclosure, and the
bank--to allow Stonecreek and Trans-1b to be constructed as planned. These efforts have
included repeated requests to dedicate the land required to allow Walmart to build
Stonecreek Boulevard and install a traffic signal at the proposed intersection of
Stonecreek and Pacheco Boulevards. The Andersons have advised Walmart that they do
not have the funds necessary to perform their obligations under the CSA or the legal
ability to dedicate the land and access rights to enable Walmart to do this work. The
CSA will no longer be in effect once the foreclosure sale occurs.

As a result of Walmart's inability to obtain the dedicated right of way necessary to
construct Stonecreek Boulevard and the traffic signal that MM Trans-1b requires at the
proposed intersection of Stonecreek and Pacheco Boulevards, these improvements are
infeasible. Walmart and the City discussed development of the Project in two phases so
the Store could open, and the outlot development would only occur once the Stonecreek
improvements and new signal at Pacheco had been made.

B. City Findings Regarding Project Phasing.

The PEG traffic analysis showed that with the outlot traffic removed from the
calculations, the Project's opening-day mitigation measures (as revised) would continue
to mitigate all transportation-related impacts to a level that is less than significant.
Remaining transportation-related mitigation measures not addressed herein remain
applicable and shall be constructed with Phase 1 of the Project.

• Finding' The City finds that Project implementation in two phases, with Phase 1
including the expanded Walmart store and Phase 2 including the later
development of the three outlots will result in reduced vehicle traffic on the
Project's opening day

• Finding: The City finds that with the implementation of all other required traffic
mitigation measures that would be constructed with Phase 1 of the Project, the
Project's transportation impacts will continue to be mitigated to less than
significant.
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• Finding The City finds that until the opening of businesses on the three outlot
parcels occurs, the buildout of Stonecreek Boulevard and new signal at its
intersection with Pacheco Boulevard (SR 152) is not required in order to ensure
that the Project's transportation related impacts are mitigated to a level that is less
than significant. Deferring these improvements until Phase 2 is developed, as
reflected on the Project's revised site plan will not result in any new, more
significant or more severe impacts at the study intersections than were identified
in the certified EIR. The Project's opening day mitigation measures, as revised,
mitigate the Project's Phase 1 traffic.

III. MITIGATION MEASURE REVISIONS REQUIRED DUE TO
PHYSICAL AND PRACTICAL INFEASIBILITY.

The EIR requires the Project to construct several roadway improvements to mitigate the
Project's identified traffic impacts. During the design process the City and applicant
determined that certain improvements are physically infeasible to construct as proposed
due to the applicant's lack of control over the full amount of land required for the
measures. The analysis set forth in the technical traffic memorandum prepared by Peters
Engineering, Inc. and attached hereto as Attachment A confirms that as revised, the
following four mitigation measures will adequately mitigate the Project's impacts.

• MM Trans-1b: Intersection of SR 152 and Stonecreek Boulevard.

• MM Trans-1 c: Intersection of SR 152 and Badger Flat Road

• MM Trans-1 d: Intersection of SR 152 and Mercey Springs Road (SR 165)

• MM Trans-1 f: Intersection of SR 152 and West I Street

A. Mitigation Measure Trans-lb (Intersection of Pacheco Boulevard and
Stonecreek Boulevard)

As originally drafted, MM Trans-1 b requires the Project to construct a traffic signal at the
intersection of Pacheco Boulevard and Stonecreek Boulevard as an opening-day
improvement. Both the westerly property owner (The Andersons) and Walmart were to
share in the costs of constructing Stonecreek Boulevard to Pacheco Boulevard, thereby
creating an intersection at this location.

As adopted, Mitigation Measure Trans-1b states:

• TRANS-1 b: Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall signalize the intersection
of Pacheco Boulevard / Stonecreek Boulevard. The signals shall provide
protected westbound left-turn phasing and the signal operation shall be
interconnected with the signal at Pacheco Boulevard/Badger Flat Road. Left
turn lanes shall be designed to accommodate the projected long-term 95th
percentile queues.
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This improvement cannot be constructed as written without the dedication of a small
amount of property owned by the Andersons' westerly parcel. This property, as well as
the right of way required to build out Stonecreek Boulevard to reach Pacheco Boulevard,
is not available for dedication due to the property's pending foreclosure and trustee's
sale. The City can require a subsequent owner of the Andersons' property to dedicate
land adequate for the buildout of Stonecreek Boulevard and the new signal as a condition
of approval, with a right of reimbursement from Walmart and other benefitted properties
for costs incurred beyond its fair share. However, in the event that this does not occur
prior to the Project's Phase 2, and to provide certainty that Trans-lb will be implemented
when needed, the measure is revised as follows:

Revised Mitigation Measure Trans-lb:

• TRANS-lb: Prior to issuance of the first final certificate of occupancy for a
business developed on one of the outlots (phase 2) the e)l:panded 'Nalmart
stere, the outlot developer project applicant the project applicant shall
construct Stonecreek Boulevard to reach the intersection of Pacheco
Boulevard to create an intersection at Stonecreek Boulevard and shall
signalize the intersection. The signal shall provide protected westbound left
turn phasing and the signal operation shall be interconnected with the signal at
Pacheco Boulevard I Badger Flat Road. Left-turn lanes shall be designed to
accommodate the projected long-term 95th-percentile queues. The outlot
developer shall be responsible for its fair share of the cost of these
improvements. subject to review and negotiation with the City. R

• Reimbursement for costs incurred beyond the outlot developer's fair share
responsibility for these improvements shall come from those properties
identified in the Area of Benefit, according to their fair share responsibility
that shall be identified and established in accordance with Caltrans HCM
methodology. The Area of Benefit shall be identified by the applicant's traffic
engineers and is subject to the City's review and agreement. The applicant is
responsible for all costs in setting up the area of benefit, including any staff
time required to review the Area of Benefit documents. The Area of Benefit
documentation shall be recorded against the title for each identified property,
as an obligation running with the land. To facilitate reimbursement, the City
will require the applicant for a development permit for a property located
within the Area of Benefit to submit proof of its fair share payment to the
outlot developer prior to approval of the permit.

Finding The City finds that Mitigation Measure Trans-l b as adopted is infeasible due to
the applicant's lack of control over the land required for implementation of this measure.
As revised Trans-lb will fully mitigate Project-related transportation impacts to a level
that is less than significant.
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B. Mitigation Measure Trans-Ie: (Intersection of State Route 152 and
Badger Flat Road)

The EIR recommended this mitigation measure to ensure that the Project's opening day
traffic impacts were fully mitigated to a level that is less than significant. The measure
requires the modification of the southbound approach of the State Route 152/Badger Flat
Road intersection to add a left-turn 'lane, a through lane, and a right-turn lane. In full,
Mitigation Measure Trans-l c as adopted states:

• TRANS-l c: Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall reconstruct the southbound
approach to the intersection of Pacheco Boulevard and Badger Flat Road to
provide one southbound left-tum lane (minimum length 150 feet), one
southbound through lane, and one southbound right tum lane. The traffic signal
phasing for the northbound and southbound left turns may be either permissive or
protected subject to Caltrans approvaL The project applicant shall be responsible
for its fair share of the cost of this improvement, subject to review and negotiation
with the City

During the design process, it became clear that to construct MM Trans-l c as written, a
full 3000 square feet of privately-owned right-of-way would have to be acquired in the
northwest comer of this intersection. Walmart representatives approached the property
owner to discuss acquisition of the property Upon doing so, they learned that acquisition
is not possible because the property needed is part of the owner's larger parcel currently
proceeding through the development due diligence process which will be followed by the
land use entitlement stage. The property owner is not in a position to dedicate the right of
way needed to construct the lanes specified in Trans-l c.

Due to the unavailability of the additional land that is needed to construct this measure as
adopted, it is not feasible. Based upon the analysis and data collected and evaluated as set
forth in the Technical Traffic Memorandum, PEG developed the following feasible,
alternate configuration that will fully mitigate the Project's identified traffic impacts.
The measure would be constructed with Phase 1 of the Project and would mitigate the
Project's Phase 1 and Phase 2 traffic impacts at this intersection.

Revised Mitigation Measure Trans-lc:

• TRANS-Ie: Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall reconstruct the southbound
approach to the intersection of Pacheco Boulevard and Badger Flat Road to
provide one southbound left-tum lane (minimum length 150 feet), and one shared
southbound through/right-tum lane, and one southbound right turn lane. The
traffic signal phasing for the northbound and southbound left turns may be either
permissive or protected subject to Caltrans approval. The project applicant shall
be responsible for its fair share of the cost of this improvement subj eo{ to review
and negotiation vv'ith the City.
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• Reimbursement for costs incurred beyond the applicant's fair share shall come
from those properties identified in the Area of Benefit and whose fair share shall
be identified and established in accordance with Caltrans HCM methodology.
The Area of Benefit shall be identified by the applicant's traffic engineers and is
subject to the City's review and agreement. The applicant is responsible for all
costs in setting up the area of benefit, including any staff time required to review
the Area of Benefit documents. The Area of Benefit documentation shall be
recorded against the title for each identified property, as an obligation running
with the land. To facilitate reimbursement, the City will require the applicant for a
development permit for a property located within the Area of Benefit to submit
proof of its fair share payment to the applicant prior to approval of the permit.

• As a condition of approval of a development plan for the northwest property, the
City will require the northwest property owner to expand the intersection, as
required by the new development's traffic impact study and CEQA document, and
to dedicate the right-of-way needed to do so. With implementation of this
mitigation measure as revised, the intersection will operate at LOS C and the
Project's impact will continue to be mitigated to less than significant.

Finding The City finds Mitigation Measure Trans Ic infeasible due to the applicant's
lack of control over the land needed for construction of the measure as written and further
finds that the revisions to Trans-Ic will continue mitigate the Project's impacts at this
intersection to a level that is less than significant.

C. MM Trans-ld (Intersection of Pacheco Boulevard and Mercey
Springs Road)

Mitigation Measure Trans-Id requires the Project to construct a second northbound left
tum and a second eastbound left-tum lane at the intersection of Pacheco Boulevard and
Mercey Springs Road, along with optimization of the traffic signal timing. In full, this
measure reads:

• TRANS-I d. Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall construct a second
northbound left-turn lane and second eastbound left-tum lane at the intersection of
Pacheco Boulevard / Mercey Springs Road. In addition, the traffic signal timing
shall be optimized. The project applicant shall be responsible for its fair share of
the cost of this improvement, subject to review and negotiation with the City.

The TIS had found that the Project's opening-day traffic impacts would be mitigated to a
level that is less than significant with the construction of the second northbound left-turn
lane.

Construction of the second eastbound left-turn lane at this intersection was identified as a
long-term mitigation for long-term traffic impacts (LOS and queuing) at this intersection.
This improvement was recommended to enable the intersection to handle all of the traffic
projected to be generated, assuming the City builds out to the full extent forecast under
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the General Plan full buildout scenario. Thus, the remainder of MM Trans-ld is not
required in order to mitigate the Project's opening-day traffic impacts.

A project's payment of a traffic impact fee mitigates its traffic impacts to the extent that
the impacted intersections and/or required improvements to those intersections are
included in the traffic fee program. The second eastbound left-turn lane was not included
in the City's traffic fee program in October 2010 when the Project was approved.
Therefore, the Project's payment of impact fees could not have mitigated its impact at
this location, and the mitigation measure had to include the second eastbound left-tum
lane.

When a physical roadway improvement is required to mitigate a project's opening day
impacts, the improvement must be constructed and the project can be reimbursed for the
costs it incurred that exceed its fair share responsibility for the improvement. Walmart is
responsible for a relatively small percentage of the traffic that required the improvement,
and for this percentage of the costs for this improvement. Preliminary geometric layouts
suggested that the mitigation was feasible.

During the design process it was discovered that construction of the second eastbound
left-turn lane is not currently feasible due to the unavailability of the full right of way
needed to build the second eastbound left tum lane, and also because of drainage
constraints.

Since this component ofMM Trans-ld is only required for the long-term traffic scenario,
it is removed from the mitigation measure. To ensure that funds exist to build the
improvement when it is needed, the City of Los Banos will add the second eastbound
left-tum lane and associated traffic signal timing optimization/modification to the next
update of the City's transportation impact fee program. Walmart will provide the City
with traffic fee program payment representing its fair share responsibility for the
estimated cost of construction for the second eastbound left-turn lane and signal
optimization.

Revised Mitigation Measure Trans-ld:

• TRANS-ld: Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall construct a second
northbound left-turn lane and second eastbound left turn lane at the intersection of
Pacheco Boulevard / Mercey Springs Road. In addition, the traffic signal timing
shall be optimized. The project applicant shall be responsible for its fair share of
the cost of these improvements. subject to revievi and negotiation '.vith the City

• Reimbursement for costs incurred beyond the applicant's fair share shall come
from those properties identified in the Area of Benefit according to their fair share
responsibility, which shall be identified and established in accordance with
Caltrans HCM methodology. The Area of Benefit shall be identified by the
applicant's traffic engineers and is subject to the City's review and agreement.
The applicant is responsible for all costs in setting up the area of benefit,
including any staff time required to review the Area of Benefit documents. The
Area of Benefit documentation shall be recorded against the title for each
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identified property, as an obligation running with the land. To facilitate
reimbursement, the City will require the applicant for a development permit for a
property located within the Area of Benefit to submit proof of its fair share
payment to the applicant prior to approval of the permit.

• The project applicant shall also be responsible for a fair share cost of the future
construction of a second eastbound left-turn lane. To ensure that funding and a
plan exists to construct the second eastbound left-turn lane and optimize the
traffic signal at this location when the City and Caltrans determine that
optimization is required, the City of Los Banos will add the second eastbound
left-tum lane and associated traffic signal timing optimization/modification to its
transportation impact fee program when it is next updated. The applicant will
provide the City with a traffic fee program payment representing its fair share
responsibility for the estimated cost of construction for the second eastbound left
tum lane and signal optimization.

Finding The City finds that with the required opening-day construction of a second
northbound left-tum lane, subject to reimbursement as provided above beyond the
applicant's fair share, and the applicant's payment of its fair share of the cost of the
second eastbound left-turn lane, the Project will have adequately mitigated its opening
day and its long-term impacts at this intersection.

D. Mitigation Measure Trans-2c (signal optimization at Pacheco
Boulevard between H Street and Mercer Springs Road) - No Changes
Required.

The TIS concluded that signal optimization and the near-term portion of MM Trans-ld,
(i.e. the addition of a northbound left-tum lane) would mitigate the Project's opening-day
traffic impacts to this road segment to a level that is less than significant. In full, this
measure reads:

• MM TRANS-2c. Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall optimize the traffic signal
coordination on Pacheco Boulevard between H Street and Mercey Springs Road.
The project applicant shall be responsible for its fair share of the cost of this
improvement, subject to review and negotiation with the City.

The Project's construction ofthe northbound left-turn lane per Mitigation Measure Trans
Id includes adjustments to the traffic signal timing at Mercey Springs Road. Since the
traffic signal timing at H Street is coordinated with an offset from Mercey Springs Road,
any adjustments required to satisfy MM Trans-2c could be made at the same time as MM
Trans-ld, if the City in consultation with Caltrans agree that optimization is warranted at
that time due to changed traffic conditions. Therefore, the modifications to Trans-l d
described above do not require any modifications of MM Trans-2c.

E. MM Trans-If (Intersection of Pacheco Boulevard and West I Street)

This mitigation measure requires the Project to optimize traffic signal timing and to
construct right-tum lanes on the southbound, eastbound, and northbound intersection
approaches and a left-turn lane on the northbound approach. MM Trans-If states that the
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Project applicant shall be responsible for its fair share of the cost of the required
improvements. In full, the measure states:

• TRANS-l f. Prior to the issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall improve the intersection of
Pacheco Boulevard / West I Street to its ultimate lane configurations identified in
the City of Los Banos Traffic Model and Transportation Master Plan, including
the addition of southbound, eastbound, and northbound right turn lanes and a
northbound left tum lane. In addition, the signal timing shall be optimized. The
project applicant shall be responsible for its fair share of the cost of this
improvement, subject to review and negotiation with the City.

It is important to note that the TIS recommended only the optimization/modification of
traffic signal timing subject to Caltrans approval to ensure that the Project's opening-day
traffic impacts (queuing) are mitigated to a level that is less than significant. The
remainder of MM Trans-If is not required in order to mitigate the Project's opening-day
traffic impacts.

Construction of right-turn lanes on the southbound, eastbound, and northbound
intersection approaches and a left-turn lane on the northbound approach at this
intersection were identified as long-term improvements intended to mitigate impacts from
the Project and other long-term cumulative development (LOS and queuing) at this
intersection in the long-term and under full General Plan buildout conditions.

Therefore, the City of Los Banos will include in its traffic fee program the remainder of
Trans-If: construction of right-turn lanes on the southbound, eastbound, and northbound
intersection approaches and a left-tum lane on the northbound approach at this
intersection. The Project will pay into the fee program an amount representing the
Project's fair share responsibility for the costs of these improvements will mitigate the
Project's long-term impact at this intersection.

As set forth in the attached PEG traffic memo, signal optimization is no longer required
to mitigate the Project's opening day impacts. The optimization can occur when the
improvements are built, the City in consultation with Caltrans find it is warranted by
changed traffic conditions. To ensure that funding and a plan exist to optimize the traffic
signals at this location when it is needed, the City of Los Banos will include signal
optimization and its related costs in the City's transportation impact fee program at the
next update to occur. The City will advise Walmart of the fair share payment required to
be made. This payment would be added to the traffic fee program. The City may utilize
the funds in cooperation with Caltrans to implement traffic signal timing modifications as
needed once Phase 1 opens, in response to changes in traffic conditions.

Revised Mitigation Measure Trans-if:

• TRANS-If: Prior to the issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall pay a fair share of the cost of
the future improvements required to construct the intersection of Pacheco
Boulevard / West I Street to its ultimate lane configurations identified in the City
of Los Banos Traffic Model and Transportation Master Plan, including the
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addition of southbound, eastbound, and northbound right turn lanes and a
northbound left turn lane. In addition, the applicant shall pay its fair share of the
cost of optimization of the signal timing. To ensure that funding and a plan exist
to optimize the traffic signals at this location when it is needed, the City of Los
Banos will include signal optimization and its related costs in the City's
transportation impact fee program at the next update to occur. The City will
advise Walmart of the fair share paymentreguired to be made. This payment
would be added to the traffic fee program. The City may utilize the funds in
cooperation with Caltrans to implement traffic signal timing modifications as
needed once Phase 1 opens, in res.Qonse to changes in traffic conditions.

Finding: The City finds that as revised, Mitigation Measure Trans-l f will continue to
mitigation Project-related traffic impacts at the intersection of Pacheco Boulevard / West
I Street.

IV. MITIGATION MEASURE REVISIONS REQUIRED TO ALLOW FOR
THE SUCCESSFUL SIGNAL OPTIMIZATION ALONG A
CITY/STATE-CONTROLLED RIGHT OF WAY.

A. Mitigation Measure Trans-2a: Pacheco Boulevard between 4th Street
and 6th Street.

MM Trans-2a requires the Project to pay a fair share of the cost to optimize traffic signal
coordination on Pacheco Boulevard between 4th Street and 6th Street. This mitigation is
described in the TIS as being needed under long-term 2030 conditions to mitigate to
less than significant the Project's traffic-related impacts to this road segment's levels of
service. In full, the measure states:

• MM TRANS-2a. Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall optimize the traffic signal
coordination on Pacheco Boulevard between 4th Street and 6th Street. The project
applicant shall be responsible for its fair share of the cost of this improvement,
subject to review and negotiation with the City.

To ensure that funding and a plan exist to optimize traffic signal timing when it is needed
under long-term conditions, the City of Los Banos will include signal optimization and its
related costs in the City's transportation impact fee program at the next update to occur
The City may utilize the funds in cooperation with Caltrans to implement traffic signal
timing modifications in response to changes in traffic conditions. The City will advise
Walmart of the fair share payment required. This payment would be added to the traffic
fee program.

Revised Mitigation Measure Trans-2a:

• TRANS-2a: Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall pay a fair share of the cost of
the future optimization of the traffic signal coordination on Pacheco Boulevard
between 4th Street and 6th Street. The project applicant shall be responsible for its
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fair share of the cost of this improvement. To ensure that funding and a plan exist
to optimize traffic signal timing when it is needed under long term conditions, the
City of Los Banos will include signal optimization and its related costs in the
City's transportation impact fee program at the next update to occur. The City
may utilize the funds in cooperation with Caltrans to implement traffic signal
timing modifications in response to changes in traffic conditions. The City will
advise Walmart of the fair share payment required. This payment would be added
to the traffic fee program.

Finding- The City finds that as revised, Mitigation Measure Trans-2a will continue to
mitigate Project-related traffic impacts requiring signal optimization on Pacheco
Boulevard between 4th Street and 6th Street.

B. Mitigation Measure Trans-2b: Pacheco Blvd. between 6th & 7th Streets.

MM Trans-2b requires the Project to pay a fair share of the cost to optimize the traffic
signals on Pacheco Boulevard between 6th Street and 7th Street. This mitigation is
described in the TIS as being needed under long-term 2030 conditions to mitigate to
less than significant the Project's traffic-related impacts that affect this road segment's
levels of service. In full, the measure states:

• MM TRANS-2b. Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall optimize the traffic signal
coordination on Pacheco Boulevard between 6th Street and 7th Street. The project
applicant shall be responsible for its fair share of the cost of this improvement,
subject to review and negotiation with the City.

To ensure that funding and a plan exist to optimize traffic signal timing when it is needed
under long term conditions, the City of Los Banos will include signal optimization and its
related costs in the City's transportation impact fee program at the next update to occur.
The City may utilize the funds in cooperation with Caltrans to implement traffic signal
timing modifications in response to changes in traffic conditions. The City will advise
Walmart of the fair share payment required. This payment would be added to the traffic
fee program and constitutes adequate mitigation of the Project's impacts at this location.

Revised Mitigation Measure Trans-2b:

• TRANS-2b: Prior to issuance of the final certificate of occupancy for the
expanded Walmart store, the project applicant shall pay a fair share of the cost of
the future optimization of the traffic signal coordination on Pacheco Boulevard
between 6th Street and 7th Street. The project applicant shall be responsible for its
fair share of the cost of this improvement, slibject to review and negotiation with
the City- To ensure that funding and a plan exist to optimize traffic signal timing
when it is needed under long term conditions, the City of Los Banos will include
signal optimization and its related costs in the City's transportation impact fee
program at the next update to occur. The City may utilize the funds in
cooperation with Caltrans to implement traffic signal timing modifications in
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response to changes in traffic conditions. The City will advise Walmart of the fair
share payment required. This payment would be added to the traffic fee program.

Finding The City finds that as revised, Mitigation Measure Trans-2b will continue to
mitigation Project-related traffic impacts requiring signal optimization on Pacheco
Boulevard between H Street and Mercey Springs Road.

V. Mitigation Measure Trans-3c: Intersection of Pacheco Boulevard and H
Street

Mitigation measureTrans-3c requires the Project to pay a fair share of the cost to optimize
traffic signal timing at the intersection of Pacheco Boulevard and H Street. The TIS
recommended this improvement to mitigate long-term queuing impacts to a level that is
less than significant. The signal timing is to be optimized and coordinated with the long
tenn improvements described in MM Trans-ld. In full, Trans-3c states:

• TRANS-3c. Prior to issuance of the final certificate of occupancy for the
expanded Walmart, the project applicant shall optimize the signal timing at the
intersection of Pacheco Boulevard / H Street. The signal timing shall be optimized
and coordinated with the improvements at the intersection of Pacheco Boulevard /
Mercey Springs Road (Mitigation Measure TRANS-l d). The project applicant
shall be responsible for its fair share of the cost of this improvement, subject to
review and negotiation with the City

To ensure that funding and a plan exist to optimize traffic signal timing when it is needed
under long tenn conditions, the City of Los Banos will include signal optimization and its
related costs in the City's transportation impact fee program at the next update to occur
The City may utilize the funds in cooperation with Caltrans to implement traffic signal
timing modifications in response to changes in traffic conditions. The City will advise
Walmart of the fair share payment required. This payment would be added to the traffic
fee program.

Revised Mitigation Measure Trans-3c:

• TRANS-3c: Prior to issuance of the final certificate of occupancy for the
expanded Walmart, the project applicant shall pay a fair share of the cost of the
future optimization the signal timing at the intersection of Pacheco Boulevard /
H Street. The signal timing shall be optimized and coordinated with the future
improvements at the intersection of Pacheco Boulevard / Mercey Springs Road
(Mitigation Measure TRANS-Id). The project applicant shall be responsible for
its fair share of the cost of this improvement, subject to feY/ie'll and negotiation
'lAth the City To ensure that funding and a plan exist to optimize traffic signal
timing when it is needed under long tenn conditions, the City of Los Banos will
include signal optimization and its related costs in the City's transportation impact
fee program at the next update to occur. The City may utilize the funds in
cooperation with Caltrans to implement traffic signal timing modifications in
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response to changes in traffic conditions. The City will advise Walmart of the fair
share payment required. This payment would be added to the traffic fee program.

Finding The City finds that as revised, Mitigation Measure Trans-3c will continue to
mitigation Project-related traffic impacts requiring signal optimization at the intersection
of Pacheco Boulevard / H Street.

V. REVISIONS TO SITE PLAN 2008-05 CONDITIONS # 35 AND # 26.

A. Condition No. 35.

As written, COA #35 precludes the City from issuing any construction-related permits for
the approved Walmart Expansion Project. The condition reads:

35. All work performed within/adjacent to the State Right-of-Way shall be subject to
Caltrans Standards and Specifications, including an encroachment permit. No
City permit shall be issued until a Caltrans encro~chment permit is obtained.

The Caltrans encroachment permit process is not complete, but the City is ready to issue
permits for the Project to move forward toward construction. Thus, the City is revising
Condition No. 35 to read:

35 All work performed within/adjacent to the State Right-of-Way shall be subject to
Caltrans Standards and Specifications, including an encroachment permit if
necessary. No City permit shall be issued until a Caltrans encroachment permit is
obtained.

B. Condition No. 26:

Project condition of approval (COA) No. 26 governs project site landscaping, stating in
full:

26. Landscaping shall be continuously maintained in a healthy and thriving manner.
Should any landscape material die, it shall be immediately replaced with
landscaping of a similar type, size and quantity. The applicant shall provide the
Public Works Department a Landscape Maintenance Plan describing their
strategy for maintaining all landscaped areas in a healthy, litter free and thriving
manner Said plan shall identify responsible parties and be submitted for Public
Works Department approval prior to issuance of building permit(s).

The City desires to insert additional language to this condition that would reference the
Project's obligation to comply with the City's Shade Canopy Ordinance, and to make
clear that the project's failure to maintain and replace landscaping and shade canopy in a
healthy manner can result in administrative citations and fines. The applicant has
requested language permitting the public works department to allow deceased landscape
material to be replaced with an approved alternative landscaping material should the
alternative material be determined to thrive better in the location, climate and soil
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conditions presented by the project site environment and Central Valley climate.

As revised, COA #26 will state:

26: Landscaping shall be continuously maintained in a healthy and thriving manner
that fulfills the City Shade Canopy Ordinance. Should any landscape material die,
it shall be immediately replaced with landscaping of a similar type, size and
quantity or an approved alternative should a different type of landscape material
be determined to fare better than the deceased material in the project environment.
The applicant shall provide the Public Works Department a Landscape
Maintenance Plan describing their strategy for maintaining all landscaped areas in
a healthy, litter free and thriving manner. Said plan shall identify responsible
parties and be submitted for Public Works Department approval prior to issuance
of building permit(s). Failure to maintain and replace landscaping and shade
canopy in a healthy manner can result in administrative citations and fines.

VI. CONCLUSION.

The City has evaluated the proposed revisions to Revision of Transportation Mitigation
Measures TRANS-Ib, TRANS-I c, TRANS-I d and TRANS-I f as well as the
clarifications being made to ensure successful implementation of TRANS-2a, TRANS-2b
and TRANS-3c; the project's two-phased buildout; and the modifications to conditions of
approval nos. 26 and 35 The fact that the mitigation measures as revised will continue to
mitigate the Project's identified impacts to a level that is less than significant indicates
that none of the following scenarios triggering a subsequent ElR exist here: (a) the
approved Walmart project will have one or more significant effects not discussed in the
certified EIR, or (b) Significant effects previously examined will be substantially more
severe than shown in the previous ElR.

• Finding. The information contained in this Addendum and supporting Technical
Traffic Memorandum prepared by PEG demonstrates that revisions to the
approved mitigation measures and Project do not to trigger any of the conditions
that would trigger a subsequent or supplemental EIR.

• Finding: The City's Addendum and supporting Technical Memorandum contain
minor technical changes and additions to the certified ElR that ensure that it
adequately address the above-referenced Project revisions.

• Finding The City has determined that with the minor technical changes and
additions to the certified EIR evaluated in this Addendum and supporting
Technical Memorandum, the certified ElR continues to fully evaluate and
mitigate the Project's identified impacts.
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• Finding The City finds that amending COA #35 and CGA #26 of Site Plan
Review #2008-05 as discussed above will not alter the intent or goal of either
condition or create any new impacts not identified in the certified EIR.

• Finding· The City finds that the mitigation measures, as revised, will mitigate
Project traffic to a level that is less than significant and that no new ore more
significant impacts than those disclosed in the EIR will result from the Project.

• Finding The following changes may be made to the Project as approved without
triggering the need for a subsequent EIR.

o The Project may be phased as described herein and in the attached PEG
traffic analysis, and as depicted on the Project's revised site plan;

o The Project's transportation-related impacts will still be mitigated to a
level that is less than significant with the implementation of the seven (7)
revised mitigation measures.
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PETERS ENGINEERING GROUP

952 POLLASKY AVENUE
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PHONE (559) 299-1544
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TECHNICAL MEMORANDUM

To: Ms. Paula Fitzgerald, AICP, Planning Director
Mr. Mark Fachin, Public Works Director/City Engineer
City ofLos Banos

cc: Mr Ron Reilly, CEl

From: John Rowland, PE, TE

Subject: Traffic Analysis for EIR Addendwn
Walmart Expansion Project
Los Banos, California

Date: May 4,2012

INTRODUCTION AND BACKGROUND

The purpose of this memorandwn is to present a discussion of traffic analyses of revisions
requested by the Project applicant that the City is evaluating in an Addendum to the
environmental impact report prepared for the approved Los Banos Walmart Expansion
Project.

Peters Engineering Group (PEG) performed a traffic impact study for the Walmart expansion
and presented the results in a report dated August 18, 2010 (TIS). The results of the TIS
were utilized in the preparation of the DElR dated August 23, 2010 (SCH No. 2008111078).
A Final ElR was subsequently prepared and a public hearing was held on October 27, 2010
at which time the Planning Commission of the City of Los Banos certified the ElR and
approved the Project.

The approved Project includes expansion of the existing Walmart store and development of
three outlots. The Project site plan also reflected build out of Stonecreek Boulevard west of
the Project site, which was planned to occur in conjunction and cooperation with the owners
of the property west of the Project site (the Andersons).

The applicant is proposing to construct the Project in two phases. The first phase would
consist of construction of the Walmart expansion. The second phase would consist of
development of the proposed outlots and related Stonecreek improvements, including the
new signal required by Mitigation Measure (MM) Trans-1 b. Analyses were performed and
are presented herein to determine if Project phasing will create any impacts in the near-term
conditions not previously identified. We have also evaluated the proposed revisions to



Traffic Analyses for EIR Addendum - Proposed Walmart Expansion
Los Banos, California

May 4,2012
Page 2

several mitigation measures to determine if, as revised, the measures will continue to
mitigate the Project's traffic related impacts.

DISCUSSION OF PHASED DEVELOPMENT

Background

The ErR evaluated the entirety of the Project as a single-phase development of an expanded
Walmart store and three outlots located on the Walmart parcel's western boundary The
Project site plan depicts a four-lane divided Stonecreek Boulevard with two northbound-to
westbound left-tum lanes at the intersection with Pacheco Boulevard.

Walmart and the Andersons (owners of the property located west of the Project site and the
Stonecreek right of way) were to share in the costs of construction pursuant to their
negotiated cost-sharing agreement. The eastern half of Stonecreek Boulevard would align
along the Walmart parcel's western boundary. The other half of the road would align along
the westerly parcel's eastern boundary The westerly parcel and the Walmart parcel would
each dedicate half of the land needed to build the four-lane Stonecreek Boulevard. This
configuration is set forth in written agreements between the development entities controlling
the westerly parcel and Walmart. A small (approximately 500 square feet) slice of the
northwestern comer of the westerly parcel would also need to be dedicated before Walmart
could comply with MM Trans-l b and construct the intersection and new traffic signal at
Stonecreek Boulevard and Pacheco Boulevard.

Since the Project was approved by the City in October 2010, the westerly property has
entered into foreclosure proceedings and the Cost-Sharing Agreements between the
Andersons and Walmart are of no effect. Control over the land required for Stonecreek and
the intersection improvements is not available. The bank in control of the assets has not been
willing to dedicate the land or share in the costs required to build Stonecreek Boulevard and
install a traffic signal at the proposed intersection of Stonecreek and Pacheco Boulevards. As
a result of Walmart's inability to obtain an easement necessary to construct Stonecreek
Boulevard and the traffic signal that MM Trans-l b requires at the proposed intersection of
Stonecreek and Pacheco Boulevards, the Project now must be developed in two phases.

Description of Phased Development - Phase 1 and Phase 2

• Phase One would include the construction of the Walmart store expansion and all
required site improvements and mitigations related thereto, the rough grading of the
outlots and the construction of access roads between the outlots and the curb and
gutter on the east side of the future Stonecreek Boulevard.

• Phase Two would include development of the three outlots, construction of
Stonecreek Boulevard, and installation of the traffic signals required by MM Trans
1b. The roadway improvements must be in place at the time of opening of businesses
located on the outlots.
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Evaluation of Potential for New or More Severe Impacts to Result from Phased
Development

Prior to construction of the Phase 2 improvements, vehicle trips generated by the Phase 1
expansion of the Walmart building would access the site via one existing driveway located
on Pacheco Boulevard, four existing driveways located on Badger Flat Road, and one new
driveway connecting to Prairie Springs Drive to the south of the site. A supplemental near
term analysis is presented below to evaluate whether the mitigation that would be constructed
as part of Phase 1 will be adequate to mitigate traffic impacts resulting from the vehicle trips
generated by Phase 1 development, or whether the deferral of Stonecreek Boulevard and the
traffic signal at the proposed intersection of Stonecreek and Pacheco Boulevards would
create any impacts in the near-term conditions not previously identified in the EIR.

Trip generation calculations were presented in the TIS. Similar trip generation calculations
are presented in the tables below with traffic generated by the full outlot development
removed. Since there are no outlots in Phase 1, internal capture will not occur during
Phase I and has been excluded from the trip generation calculations. The following table
numbers correspond to the tables in the TIS.

Table 7.1 (Phase 1)
Weekday Proiect Trip Generation

Reference. Trzp GeneratIOn, 8 EditIOn, Institute of Transportation Engmeers 2008
ksf= 1,000 square feet Rates are reported in trips per ksf In:Out are percentages of the total.

Size
Daily A.M. Peak Hour P.M. Peak Hour

Land Use
Total In:Out OutRate Rate In Total Rate In:Out In Out Total

Free-
Standing

173.455
Discount

ksf 53.13 9,216 1.67 56:44 162 128 290 4.61 49:51 392 408 800
Superstore
(813)

Free-
Standing

104.16
Discount

ksf 57.24 (5,962) 1.06 68:32 (75) (36) (III) 5.00 50:50 (261) (260) (521)
Store
(815)

TOTALS 3,254 87 92 179 131 148 279
,Ih ..

Table 7.2 (Phase 1)

Saturday Proiect Trip Generation

Reference. Trzp GeneratIOn, 8 EditIOn, Institute of TransportatIOn Engmeers 2008
ksf= 1,000 square feet Rates are reported in trips per ksf In:Out are percentages of the total.

Land Use
Daily Peak Hour

Size
Rate Total Rate In:Out Out TotalIn

Free-Standing Discount 173455
64.07 11,114 5.64 50:50 490 490 980

Superstore (813) ksf

Free-Standing Discount 104.16
71.07 (7,403) 7.39 51:49 (393) (377) (770)

Store (815) ksf

TOTALS - 3,711 - - 97 113 210
(h ..
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Weekday P.M. Peak Hour Saturday Peak Hour
Land Use Pass-By

In Out
Pass-By

InPercentage Percentage Out

Free-Standing Discount
28 109 114 15 73 73Superstore (813)

Free-Standing Discount
17 (44) (44) 23 (90) (86)Store (815)

TOTALS - 65 70 - (17) (13)

Table 7.6 (Phase 1)

External Weekday Peak-Hour Non-Pass-Bv Proiect Trios

Land Use
A.M. Peak Hour P.M. Peak Hour

In Out Total In Out Total

Free-Standing Discount
162 128 290 283 278 561

Superstore (813)

Free-Standing Discount
(75) (36) (111) (217) (216) (433)

Store (815)

TOTALS 87 92 179 66 62 128

Table 7.7 (Phase 1)
External Saturday Peak-Hour Non-Pass-Bv Proiect Trios

Peak Hour
Land Use

In Out Total

Free-Standing Discount 417 417 834
Superstore (813)

Free-Standing Discount
(303) (291) (594)

Store (815)

TOTALS 114 126 240

Phase 1 of the Project will generate fewer trips than the complete Project at each of the study
intersections, even after considering redistribution of the Phase 1 Project trips to Badger Flat
Road to account for Stonecreek Boulevard not having been constructed. The Phase 1 Project
trips at the intersection of Pacheco Boulevard and Badger Flat Road (without Stonecreek
Boulevard) are presented in the attached Figures 1 and 2. For comparison purposes, the full
Project trips at the intersection (Phases 1 and 2 with Stonecreek Boulevard constructed) are
presented in Figures 3 and 4. A comparison indicates that Phase 1 without Stonecreek
Boulevard generates fewer trips at the intersection of Pacheco Boulevard and Badger Flat
Road than the complete Project with Stonecreek Boulevard constructed.

Since Phase 1 generates fewer trips at every study intersection than the full Project, deferring
the construction of Stonecreek Boulevard (MM Trans-lb) until Phase 2 is constructed does
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not create new impacts at the study intersections that were not already identified in the EIR,
as long as all other required mitigations at those intersections are still constructed with
Phase 1 of the Project.

REVISIONS NEEDED TO FOUR MITIGATION MEASURES DUE TO THE
PHYSICALLY INFEASIBLE IMPROVEMENTS THEY REQUIRE

The EIR requires the Project to construct several improvements to mitigate traffic impacts.
During the design process the City and applicant determined that certain mitigations are
physically infeasible to construct as proposed. The analyses included herein and in the TIS
illustrate that the following four mitigation measures, as revised, will adequately mitigate the
Project's opening-day traffic impacts.

• MM Trans-1b: Intersection of SR 152 and Stonecreek Boulevard.

• MM Trans-1 c: Intersection of SR 152 and Badger Flat Road

• MM Trans-1d: Intersection ofSR 152 and Mercey Springs Road (SR 165)

• MM Trans-1 f: Intersection of SR 152 and West I Street

The following sections describe the traffic mitigation measures that are proposed to be
revised by the City and evaluated in an addendum to the EIR.

1. MM Trans-lb (Intersection of Pacheco Boulevard and Stonecreek Boulevard)

This mitigation measure requires the Project applicant to construct a traffic signal at the
intersection of Pacheco Boulevard and Stonecreek Boulevard as an opening day mitigation.

The applicant is proposing to defer construction of the outlots and Stonecreek Boulevard
until Phase 2 of the Project (estimated to occur within two to five years after Phase 1), when
analyses demonstrate that it would be needed. This would create a period during which the
vehicle trips generated by the Phase 1 expansion of the Walmart building would access the
site via existing driveways. As described above, additional near-term analyses have been
performed to determine if Phase 1 of the Project will create any impacts in the near-term
conditions not previously identified in the EIR.

2. MM Trans-lc (Intersection of Pacheco Boulevard and Badger Flat Road)

This mitigation measure requires the Project to widen the southbound approach to the
intersection of Pacheco Boulevard and Badger Flat Road to include one left-tum lane, one
through lane, and one right-tum lane.

During the design process, it became clear that, to construct MM Trans-1 c as written, a full
3,000 square feet of privately-owned right of way would have to be acquired in the northwest
comer of this intersection. Walmart representatives approached the property owner to
discuss acquisition of the property. Upon doing so, they learned that acquisition is not
possible because the property needed is part of the owner's larger parcel currently proceeding
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through the development due diligence process which will be followed by the land use
entitlement stage. The property owner is not in a position now to dedicate the right of way
needed to construct the lanes specified in MM Trans-l c. Due to the unavailability of
additional land that is needed, this mitigation measure is not feasible.

PEG has developed the following alternate configuration that fully mitigates the Project's
traffic impacts to a less than significant leveL

• Reconstruct the southbound approach to provide a dedicated left-tum lane
(minimum 150 feet) with protected left-tum phasing and a shared
through/right-tum lane.

The improvement would be constructed with Phase 1 of the Project and would mitigate the
Project's traffic impacts at this intersection. The City would require future new development
on the northwest comer to expand the intersection as required by that new development's
traffic impact study and CEQA document and dedicate the right-of-way needed to do so.

Operational analysis sheets are included in Attachment 2 at the end of this memorandum.
Comparison with the analyses in the TIS indicate that the intersection would operate at levels
of service better than the existing levels of service for each peak hour study scenario and that
acceptable queues will result. These facts suggest that the Project would have been "over
mitigating" its traffic impacts, since the full scope of MM Trans-l c required a greater
intersection expansion than needed to mitigate the Walmart Project's impacts.

3. MM Trans-ld (Intersection of Pacheco Boulevard and Mercer Springs Road)

MM Trans-ld requires the Project to construct a second northbound left-tum and a second
eastbound left-tum lane at the intersection of Pacheco Boulevard and Mercey Springs Road,
along with optimization of the traffic signal timing.

However, the TIS recommended only the construction of the second northbound left-tum
lane to ensure that the Project's opening-day traffic impacts (LOS and queuing) are mitigated
to a level that is less than significant. The remainder of MM Trans-ld is not required in
order to mitigate the Project's opening-day traffic impacts.

Construction of the second eastbound left-tum lane at this intersection was identified as a
long-term mitigation for long-term traffic impacts (LOS and queuing) at this intersection.
This improvement was recommended to enable the intersection to handle all of the traffic
projected to be generated, assuming the City builds out to the full extent forecast under the
General Plan full buildout scenario.

The second eastbound left-tum lane was not included in the City's traffic fee program in
October 2010 when the Project was approved. Therefore, the improvement was added to the
Project's list of mitigation measure measures as MM Trans-ld. Since Walmart was only
responsible for a percentage of the traffic that required the improvement, Walmart would
have been entitled to reimbursement for the "overspend" on this improvement (i.e. the
construction costs that exceeded its fair share responsibility). Preliminary geometric layouts
suggested that the mitigation was feasible.
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However, during the design process it was discovered that construction of the second
eastbound left-turn lane is not currently feasible due to the unavailability of the full right of
way needed to build the second eastbound left turn lane, and also because of drainage
constraints. The City of Los Banos will add the second eastbound left-turn lane and
associated traffic signal timing optimization/modification to the next update of the City's
transportation impact fee program. Walmart will provide the City with traffic fee program
payment representing its fair share responsibility for the estimated cost of construction for
the second eastbound left-turn lane and signal optimization.

As revised, MM Trans-ld would require Walmart's construction of the northbound left-turn
lane with Phase 1 of the Project. This improvement would adequately mitigate the Project's
traffic-related impacts. With the required opening-day construction and Walmart's payment
of its fair share of the costs of the second eastbound left-turn lane, the Project will have
adequately mitigated its opening-day and its long-term impacts at this intersection by these
two actions.

• No changes needed to MM Trans-2c (signal optimization at Pacheco
Boulevard between H Street and Mercer Springs Road)

The TIS recommended signal optimization and the near-term portion of MM Trans-l d,
(i.e. the addition of a northbound left-turn lane) to mitigate the Project's opening-day traffic
impacts to this road segment. MM Trans-2c requires the Project to optimize traffic signal
coordination on Pacheco Boulevard between H Street and Mercey Springs Road. The signal
timing is to be optimized and coordinated with the improvements described in MM Trans-l d.
The Project's construction of the northbound left-turn lane per MM Trans-ld includes
adjustments to the traffic signal timing at Mercey Springs Road. Since the traffic signal
timing at H Street is coordinated with an offset from Mercey Springs Road, any adjustments
required to satisfy MM Trans-2c would be made at the same time as MM Trans-ld.
Therefore, the modifications to MM Trans-l d described above do not require any
modifications of MM Trans-2c.

4. MM Trans-if (Intersection of Pacheco Boulevard and West I Street)

This mitigation measure required the Project to optimize traffic signal timing and to construct
right-turn lanes on the southbound, eastbound, and northbound intersection approaches and a
left-turn lane on the northbound approach.

The TIS recommended only the optimization/modification of traffic signal timing subject to
Caltrans approval to ensure that the Project's opening-day traffic impacts (queuing) are
mitigated to a level that is less than significant.

The remainder of MM Trans-l f is not required in order to mitigate the Project's opening-day
traffic impacts. Construction of right-turn lanes on the southbound, eastbound, and
northbound intersection approaches and a left-turn lane on the northbound approach at this
intersection was identified as a long-term improvement intended to mitigate the Project's and
other long-term, cumulative development's traffic impacts (LOS and queuing) at this
intersection in the long-term and under full General Plan buildout conditions.
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MM Trans-If states that the Project applicant shall be responsible for its fair share of the cost
of the required improvements. The City of Los Banos will include in its next traffic fee
program update the remainder of Trans-l f: construction of right-turn lanes on the
southbound, eastbound, and northbound intersection approaches and a left-turn lane on the
northbound approach at this intersection, such that the Project's fee program payment of an
amount representing the Project's fair share responsibility for the costs of these
improvements will mitigate the Project's long-term impact at this intersection.

To ensure that funding and a plan exist to optimize the traffic signals at this location when it
is needed, the City of Los Banos will include signal optimization and its related costs in the
City's transportation impact fee program at the next update to occur. The City will advise
Walmart of the fair share payment required to be made. This payment would be added to the
traffic fee program. The City may utilize the funds in cooperation with Caltrans to
implement traffic signal timing modifications as needed once Phase 1 opens, in response to
changes in traffic conditions.

REVISIONS NEEDED FOR THREE MITIGATION MEASURES DUE TO THE
PRACTICAL INFEASIBITY OF AN APPLICANT DIRECTLY OPTIMIZING
SIGNAL TIMING ALONG A CITY/STATE-CONTROLLED RIGHT OF WAY

1. MM Trans-2a (Pacheco Boulevard between 4th Street and 6th Street)

MM Trans-2a requires the Project to pay a fair share of the cost to optimize traffic signal
coordination on Pacheco Boulevard between 4th Street and 6th Street. This mitigation is
described in the TIS as being needed under long-term 2030 conditions to mitigate to less
than significant the Project's traffic-related impacts to this road segment's levels of service.

To ensure that funding and a plan exist to optimize traffic signal timing when it is needed
under long-term conditions, the City of Los Banos will include signal optimization and its
related costs in the City's transportation impact fee program at the next update to occur. The
City may utilize the funds in cooperation with Caltrans to implement traffic signal timing
modifications in response to changes in traffic conditions. The City will advise Walmart of
the fair share payment required. This payment would be added to the traffic fee program.

2. MM Trans-2b - Pacheco Boulevard between 6th Street and 7th Street)

MM Trans-2b requires the Project to pay a fair share of the cost to optimize the traffic signals
on Pacheco Boulevard between 6th Street and i h Street. This mitigation is described in the
TIS as being needed under long-term 2030 conditions to mitigate to less than significant
the Project's traffic-related impacts that affect this road segment's levels of service.

To ensure that funding and a plan exist to optimize traffic signal timing when it is needed
under long-term conditions, the City of Los Banos will include signal optimization and its
related costs in the City's transportation impact fee program at the next update to occur The
City may utilize the funds in cooperation with Caltrans to implement traffic signal timing
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modifications in response to changes in traffic conditions. The City will advise Walmart of
the fair share payment required. This payment would be added to the traffic fee program.

3. MM Trans-3c (Intersection of Pacheco Boulevard and H Street)

MM Trans-3c requires the Project to pay a fair share of the cost to optimize traffic signal
timing at the intersection of Pacheco Boulevard and H Street. The TIS recommended this
improvement to mitigate long-term queuing impacts to a level that is less than significant.
The signal timing is to be optimized and coordinated with the long-term improvements
described in MM Trans-l d.

To ensure that funding and a plan exist to optimize traffic signal timing when it is needed
under long-term conditions, the City of Los Banos will include signal optimization and its
related costs in the City's transportation impact fee program at the next update to occur. The
City may utilize the funds in cooperation with Caltrans to implement traffic signal timing
modifications in response to changes in traffic conditions. The City will advise Walmart of
the fair share payment required. This payment would be added to the traffic fee program.

CONCLUSION

In our professional judgment and based upon our experience with the Project, stemming from
our preparation of the Project's August 2010 traffic impact study, our assistance responding
to DEIR comments, including Caltrans District 10 comments, and our post-approval work to
process the Caltrans encroachment permits required in order for the Project to begin
construction, we conclude that the Project may be phased as described herein without
creating any new or more significant impacts than were disclosed in the certified EIR for the
Project. The Project's transportation-related impacts will be fully mitigated to a level that is
less than significant with the implementation of the following mitigation measures, as
revised.

Phase 1. Phase 1 will be required to implement the following mitigation measures,
summarized as follows:

• MM Trans-Ie: Reconstruct the southbound approach at the intersection of
Pacheco Boulevard and Badger Flat Road to provide a dedicated left-turn lane
(minimum 150 feet long) with protected left-turn phasing and a shared
through/right-turn lane.

• MM Trans-ld: Construct a second northbound left-turn lane with associated
traffic signal timing modifications at the intersection of Pacheco Boulevard
and Mercey Springs Road with Phase 1 of the Project. Provide the City with a
fair share payment to mitigate the long-term impact that will require future
construction of a second eastbound left-turn lane.

• MM Trans-lf: Provide the City with a fair share payment for traffic signal
timing optimization/modification and for the future widening of the
intersection of Pacheco Boulevard and West I Street.
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• MM Trans-2a: Provide the City with a fair share payment for traffic signal
timing optimization/modification for near-term and long-term impacts on
Pacheco Boulevard between 4th Street and 6th Street.

• MM Trans-2b: Provide the City with a fair share payment for traffic signal
timing optimization/modification for near-term and long-term impacts on
Pacheco Boulevard between 6th Street and i h Street.

• MM Trans-2c: In conjunction with the Project's implementation of MM
Trans-l d, traffic signal timing will be optimized at Pacheco Boulevard and
Mercey Springs Road. The timing modifications would also include
coordination and timing at the intersection of Pacheco Boulevard and H Street
to optimize the road segment operation on Pacheco Boulevard between H
Street and Mercey Springs Road.

• MM Trans-3c: Provide the City with a fair share payment for traffic signal
timing optimization/modification for long-term impacts at the intersection of
Pacheco Boulevard and H Street.

• Remaining transportation-related mitigation measures not addressed herein
remain applicable and shall be constructed with Phase 1 of the Project.

Phase 2: The construction of Stonecreek Boulevard and installation of the traffic signal at
the intersection of Stonecreek and Pacheco Boulevards would be deferred until the outlots
are developed. These improvements must be in place at the time the first outlot is developed
and open for business.

* * *
If you have any questions do not hesitate to contact me at (559) 299-1544 extension 112 or
David Peters at (559) 299-1522 extension 111

Attachments: Figures 1 through 4
Attachment 2. Intersection Analysis Sheets (Pacheco Boulevard/Badger Flat
Road)
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John Rowland

Subject: FW· Los Banos Walmart Expansion

-----Original Message-----
From: Sinarath Pheng [mailto:sinarath pheng@dot.ca.govl
Sent: Monday, October 18, 2818 2:13 PM
To: L. Elizabeth Strahlstrom; paula.fitzgerald@losbanos.org
Cc: Tom Dumas
Subject: Los Banos Walmart Expansion

Elizabeth and Paula,

We have reviewed the FEIR and have no further comments. We look forward
to
working with you through the Encroachment process.

Thank you.

Sinarath Pheng
Associate Transportation Planner
Department of Transportation, District 18
(289) 942-6892 Office
(289) 948-7194 Fax

1
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HCM Signalized Intersection Capacity Analysis Near-Term 2012 Plus Project-AM - Mitigated
3: Pacheco Blvd & Badger Flat Rd 11/3/2011
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations 1lj tt r' 1lj t~ 'I t r' 1lj 1+
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Lane UtiI. Factor 1.00 0.95 1.00 1.00 0.95 1.00 1.00 1.00 1.00 1.00
Frt 1.00 1.00 0.85 1.00 0.99 1.00 1.00 0.85 1.00 0.88
Fit Protected 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00
Satd. Flow (prot) 1626 3252 1455 1626 3212 1770 1863 1583 1770 1646
Fit Permitted 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00
Satd. Flow (perm) 1626 3252 1455 1626 3212 1770 1863 1583 1770 1646
Volume (vph) 26 361 30 68 629 56 78 55 55 70 41 142
Peak-hour factor, PHF 0.86 0.86 0.86 0.91 0.91 0.91 0.79 0.79 0.79 0.74 0.74 0.74
Adj. Flow (vph) 30 420 35 75 691 62 99 70 70 95 55 192
RTOR Reduction (vph) 0 0 18 0 6 0 0 0 60 0 151 0
Lane Group Flow (vph) 30 420 17 75 747 0 99 70 10 95 96 0
Heavy Vehicles (%) 11% 11% 11% 11% 11% 11% 2% 2% 2% 2% 2% 2%
Turn Type Prot Perm Prot Prot Perm Prot
Protected Phases 5 2 1 6 3 8 7 4
Permitted Phases 2 8
Actuated Green, G (s) 2.5 36.5 36.5 7.1 41.1 7.4 9.9 9.9 7.4 9.9
Effective Green, g (s) 2.5 38.9 38.9 7.1 43.5 7.4 11.2 11.2 7.4 11.2
Actuated glC Ratio 0.03 0.48 0.48 0.09 0.54 0.09 0.14 0.14 0.09 0.14
Clearance Time (s) 4.0 6.4 6.4 4.0 6.4 4.0 5.3 5.3 4.0 5.3
Vehicle Extension (s) 3.0 4.5 4.5 3.0 45 3.0 3.0 3.0 3.0 3.0
LaneGrp Cap (vph) 50 1570 702 143 1734 163 259 220 163 229
vIs Ratio Prot 0.02 0.13 cO.05 cO.23 cO.06 0.04 0.05 cO.06
vIs Ratio Perm 0.01 0.01
vIc Ratio 0.60 0.27 0.02 0.52 0.43 0.61 0.27 0.04 0.58 0.42
Uniform Delay, d1 38.6 12.4 10.9 35.1 11.1 35.2 31.0 30.1 35.1 31.7
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 17.9 0.4 0.1 3.4 0.3 6.3 0.6 0.1 5.2 1.2
Delay (s) 56.4 12.8 11.0 38.6 11.4 41.5 31.6 30.1 40.3 33.0
Level of Service E B B D B D C C D C
Approach Delay (s) 15.4 13.9 35.3 35.0
Approach LOS B B D D

Intersection Summary
HCM Average Control Delay 20.8 HCM Level of Service C
HCM Volume to Capacity ratio 0.45
Actuated Cycle Length (s) 80.6 Sum of lost time (s) 12.0
Intersection Capacity Utilization 51.9% ICU Level of Service A
Analysis Period (min) 15
c Critical Lane Group

Peters Engmeering Group
SYl1chro 6 Report

Page 2



Queues Near-Term 2012 Plus Project-AM - Mitigated
3: Pacheco Blvd & Badger Flat Rd 11/3/2011

/ ........ .,. .f +- "\ t /'" \. +
Lane Group EBL EBT EBR WBL WBT NBL NBT NBR SBL SBT
Lane Group Flow (vph) 30 420 35 75 753 99 70 70 95 247
vic Ratio 0.24 0.27 0.05 0.43 0.41 0.50 0.26 0.24 0.48 0.64
Control Delay 43.2 16.0 6.5 42.5 13.5 43.7 33.3 10.5 43.2 19.0
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 43.2 16.0 6.5 42.5 13.5 43.7 33.3 10.5 43.2 19.0
Queue Length 50th (ft) 14 68 0 35 92 46 32 0 44 33
Queue Length 95th (ft) 42 119 17 83 218 89 61 26 80 64
Internal Link Dist (ft) 700 1810 350 1045
Turn Bay Length (ft) 235 405 400 195
Base Capacity (vph) 137 1570 721 221 1819 242 405 399 241 494
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0
Reduced vic Ratio 0.22 0.27 0.05 0.34 0.41 0.41 0.17 0.18 0.39 0.50

Intersection Summary

Peters Engineering Group
Synchro 6 Report

Page 1



HCM Signalized Intersection Capacity Analysis Near-Term 2012 Plus Project-PM Mitigated
3: Pacheco Blvd & Badger Flat Rd 11/3/2011
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations , tt ." ~ tt. "I t ." , t.
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 1.00 0.95 1.00 1.00 0.95 1.00 1.00 1.00 1.00 1.00
Frt 1.00 1.00 0.85 1.00 0.98 1.00 1.00 0.85 1.00 0.95
Fit Protected 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00
Satd. Flow (prot) 1703 3406 1524 1703 3346 1770 1863 1583 1770 1763
Fit Permitted 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00
Satd. Flow (perm) 1703 3406 1524 1703 3346 1770 1863 1583 1770 1763
Volume (vph) 192 993 104 166 542 72 62 93 121 69 108 60
Peak-hour factor, PHF 0.88 0.88 0.88 0.82 0.82 0.82 0.86 0.86 0.86 0.86 0.86 0.86
Adj. Flow (vph) 218 1128 118 202 661 88 72 108 141 80 126 70
RTOR Reduction (vph) 0 0 67 0 9 0 0 0 120 0 20 0
Lane Group Flow (vph) 218 1128 51 202 740 0 72 108 21 80 176 0
Heavy Vehicles (%) 6% 6% 6% 6% 6% 6% 2% 2% 2% 2% 2% 2%
Turn Type Prot Perm Prot Prot Perm Prot
Protected Phases 5 2 1 6 3 8 7 4
Permitted Phases 2 8
Actuated Green, G (s) 14.4 36.2 36.2 13.1 34.9 7.5 12.1 12.1 7.9 12.5
Effective Green, 9 (s) 14.4 38.6 38.6 13.1 37.3 7.5 13.4 13.4 7.9 13.8
Actuated g/C Ratio 0.16 0.43 0.43 0.15 0.42 0.08 0.15 0.15 0.09 0.16
Clearance Time (5) 4.0 6.4 6.4 4.0 6.4 4.0 5.3 5.3 4.0 5.3
Vehicle Extension (s) 3.0 4.5 4.5 3.0 4.5 3.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 276 1477 661 251 1402 149 280 238 157 273
vIs Ratio Prot cO.13 cO.33 0.12 0.22 0.04 0.06 cO.05 cO.10
vIs Ratio Perm 0.03 0.01
vIc Ratio 0.79 0.76 0.08 0.80 0.53 0.48 0.39 0.09 0.51 0.64
Uniform Delay, d1 35.8 21.3 14.8 36.7 19.3 38.9 34.1 32.5 38.7 35.3
Progression Factor 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 13.9 3.8 0.2 16.9 0.6 2.5 0.9 0.2 2.6 5.1
Delay (s) 49.8 25.1 15.0 53.6 19.9 41.4 35.0 32.7 41.3 40.4
Level of Service D C B D B D C C D D
Approach Delay (5) 28.0 27.0 35.4 40.7
Approach LOS C C D D

Intersection Summary
HCM Average Control Delay 29.6 HCM Level of Service C
HCM Volume to Capacity ratio 0.66
Actuated Cycle Length (5) 89.0 Sum of lost time (s) 8.0
Intersection Capacity Utilization 63.5% ICU Level of Service B
Analysis Period (min) 15
c Critical Lane Group

Peters Engineeril1g Group
Synchro 6 Report
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Queues Near-Term 2012 Plus Project-PM Mitigated
3. Pacheco Blvd & Badger Flat Rd 11/3/2011

/ -+ .. .f ....- "\ t ~ \. +
Lane Group EBL EBT EBR WBL WBT NBL NBT NBR SBL SBT
Lane Group Flow (vph) 218 1128 118 202 749 72 108 141 80 196
vic Ratio 0.78 0.76 0.16 0.80 0.53 0.41 0.38 0.39 0.44 0.66
Control Delay 57.7 27.1 4.4 62.1 22.3 46.3 39.7 10.0 46.5 43.6
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 57.7 27.1 4.4 62.1 22.3 46.3 39.7 10.0 46.5 43.6
Queue Length 50th (ft) 123 301 0 116 175 41 57 0 45 94
Queue Length 95th (ft) #237 405 32 #208 222 80 106 46 86 163
Internal Link Dist (ft) 700 1810 350 1045
Turn Bay Length (ft) 235 405 400 295
Base Capacity (vph) 306 1491 734 270 1424 292 331 398 293 336
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0
Reduced vic Ratio 0.71 0.76 0.16 0.75 0.53 0.25 0.33 0.35 0.27 0.58

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.

Queue shown is maximum after two cycles.

Peters Engineering Group
Synchro 6 Report

Page 1
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Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations , tt 7' , tf+ , t 7' , f+
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 1.00 0.95 1.00 1.00 0.95 1.00 1.00 1.00 1.00 1.00
Frt 1.00 1.00 085 1.00 0.99 1.00 1.00 0.85 1.00 0.96
Fit Protected 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00
Satd. Flow (prot) 1703 3406 1524 1703 3369 1770 1863 1583 1770 1789
Fit Permitted 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00 0.95 1.00
Satd. Flow (perm~ 1703 3406 1524 1703 3369 1770 1863 1583 1770 1789
Volume (vph) 95 683 53 328 717 56 99 118 217 84 186 67
Peak-hour factor, PHF 0.94 0.94 0.94 0.95 0.95 0.95 0.96 0.96 0.96 0.83 0.83 0.83
Adj. Flow (vph) 101 727 56 345 755 59 103 123 226 101 224 81
RTOR Reduction (vph) 0 0 38 0 5 0 0 0 182 0 13 0
Lane Group Flow (vph) 101 727 18 345 809 0 103 123 44 101 292 0
Heavy Vehicles (%) 6% 6% 6% 6% 6% 6% 2% 2% 2% 2% 2% 2%
Turn Type Prot Perm Prot Prot Perm Prot
Protected Phases 5 2 1 6 3 8 7 4
Permitted Phases 2 8
Actuated Green, G (s) 9.1 29.4 29.4 23.8 44.1 9.0 18.3 18.3 8.8 18.1
Effective Green, g (s) 9.1 31.8 31.8 23.8 46.5 9.0 19.6 19.6 8.8 19.4
Actuated g/C Ratio 0.09 0.32 0.32 0.24 0.46 0.09 0.20 0.20 0.09 0.19
Clearance Time (s) 4.0 6.4 6.4 4.0 6.4 4.0 5.3 5.3 4.0 5.3
Vehicle Extension (s) 3.0 4.5 4.5 3.0 4.5 3.0 3.0 3.0 3.0 3.0
Lane Gi-·p Cap (vph) 155 1083 485 405 1567 159 365 310 156 347
vIs Ratio Prot 0.06 cO.21 cO.20 0.24 cO.oe 0.07 0.06 cO.16
vIs Ratio Perm 0.01 0.03
vIc Ratio 0.65 0.67 0.04 0.85 0.52 0.65 0.34 0.14 0.65 0.84
Uniform Delay, d1 43.9 29.6 23.5 36.4 18.8 .44.0 34.6 33.3 44.1 38.8
Progression Factor 0.88 0.84 0.56 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 9.2 3.3 0.1 15.7 1.2 8.8 0.6 0.2 8.9 16.6
Delay (s) 47.9 28.0 13.3 52.1 20.0 52.7 35.2 33.5 53.0 55.5
Level of SeNice D C B D C 0 0 C D E
Approach Delay (s) 29.3 29.6 38.3 54.9
Approach LOS C C D D

Intersection Summary
HCM Average Control Delay 34.4 HCM Level of SeNice C
HCM Volume to Capacity ratio 0.76
Actuated Cycle Length (s) 100.0 Sum of lost time (s) 16.0
Intersection Capacity Utilization 69.7% ICU Level of SeNice C
Analysis Period (min) 15
c Critical Lane Group

Peters Engineering Group
SYl1chro 6 Report

Page 2



Queues Saturday Near-Term Plus Project - Mitigated
3: Pacheco Blvd & Badger Flat Rd 11/3/2011
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lane Group EBl EBT EBR WBl WBT NBl NBT NBR SBl SBT
lane Group Flow (vph) 101 727 56 345 814 103 123 226 101 305
vIc Ratio 0.58 0.64 0.10 0.88 0.50 0.71 0.34 0.46 0.57 0.85
Control Delay 50.2 27.2 4.4 61.4 20.1 70.8 39.4 8.5 55.0 59.1
Queue Delay 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0 0.0
Total Delay 50.2 27.2 4.4 61.4 20.1 70.8 39.4 8.5 55.0 59.1
Queue length 50th (ft) 61 213 0 207 193 65 70 0 62 178
Queue length 95th (ft) 115 282 12 #350 252 #150 128 65 104 #273
Internal Link Dist (ft) 700 1810 350 1045
Turn Bay length (ft) 235 405 400 295
Base Capacity (vph) 204 1138 547 426 1626 149 365 492 212 373
Starvation Cap Reductn 0 0 0 0 0 0 0 0 0 0
Spillback Cap Reductn 0 0 0 0 0 0 0 0 0 0
Storage Cap Reductn 0 0 0 0 0 0 0 0 0 0
Reduced vIc Ratio 0.50 0.64 0.10 0.81 0.50 0.69 0.34 0.46 0.48 0.82

Intersection Summary
# 95th percentile volume exceeds capacity, queue may be longer.

Queue shown is maximum after two cycles.

Peters Engineering Group
Synchro 6 Report

Page 1
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COMMUNITY DEVELOPMENT DEPARTMENT

Date- May 11,2012

Regarding" Notice of Public Hearing

Proposal: Walmart Expansion EIR Addendum and Condition Modification

NOTICE IS HEREBY GIVEN THAT a Public Hearing will be held by the Los Banos
Planning Commission to consider an addendum to Environmental Impact Report
(SCH#2008111078) and modifications to Conditions of Approval for Site Plan #2008-05
for the Walmart Store expansion located at 1575 W Pacheco Blvd, more specifically
identified as Assessor's Parcel Number' 430-010-012 and 430-010-041

The Walmart Expansion EIR was certified and Conditions of Approval were adopted by
the Los Banos Planning Commission through Resolutions #2010-18 and #2010-19 on
October 27, 2010 The applicant is requesting to build the project in two phases with
associated mitigations being completed at the time of construction for each phase
With this request, an addendum has been prepared to the certified EIR and
modifications to Conditions of Approval have been made The addendum and
modifications are needed for the project to be built in requested phases.

A PUBLIC HEARING on this matter will be held at the next scheduled meeting of the
Planning Commission on Wednesday, May 23, 2012 at 7-00 p.m. in the Council
Chambers of Los Banos City Hall located at 520 "J" Street Questions regarding the
above-referenced item may be directed to Paula Fitzgerald, AICP, Community
Development Director at City Hall or at (209) 827-7000, Ext. 114

Persons wishing to provide oral comments on the described proposal may do so at this
meeting or may provide written comments on this matter prior to the public meeting
Written comments may be sent by U S Mail or hand delievered to the City of Los
Banos City Hall at 520 "J" Street, Los Banos, California 93635 If no comments are
received prior to or on the above date, it will be assumed that no comments are being
offered The public is also informed that should this matter, at some future date go to
court, court testimony is limited to only those issues raised at the hearings per
Government Code Section 65009



LOS Banos
At the Crossroads of California

PLANNING COMMISSION STAFF REPORT

TO: CHAIR ROSIN AND PLANNING COMMISSIONERS

FROM: PAUL
DIRE

ZGERALD, AICP, COMMUNTIY DEVELOPMENT

FOR: PLANNING COMMISSION MEETING OF MAY 23, 2012

SUBJECT: CARWASH AT AM/PM & MCDONALD'S AT THE NORTHWEST
CORNER OF BADGER FLAT AND PACHECO BOULEVARD

RECOMMENDATION:

1 That the Planning Commission Approves Resolution #2012-08 revising Site Plan
Review #2011-03 by adding a carwash to the 6800 square foot building to
accommodate an AM/PM Gas Station and a McDonald's at the northwest corner
of Badger Flat Road and Pacheco Boulevard, more specifically identified as
Assessor's Parcel Number: 081-140-013.

BACKGROUND:

In December of 2011, the Planning Commission approved the Site Plan for the AM/PM
& McDonald's conditioned upon the fact that the City Council and LAFCo approved the
Annexation and Pre-Annexation Development Agreement, which has happened

Project Description

Due to the cost of the improvements that must be completed, the project proponent is
proposing to add a carwash to the Site Plan so that it can be an economically viable
project.

The project proponent was able to add the car wash behind the drive through in the
landscaping area without shifting the location of the building or shared drive All the
conditions on the previous Site Plan will apply



Planning Commission

Architecture

2

The proposed architecture for the car wash reflects a contemporary style and is similar
to the approved 6,800 square foot building utilizing the same color palette and glazing
on the three sides of the building that will be viewed from the east, west and north

Landscaping

The Project landscaping will still need to meet the City's 50% shade tree canopy
ordinance and the 4% landscaping requirement and the landscape plans will be further
reviewed by a licensed Landscape Architect prior to approval during the improvement
plan stage-

Environmental

Pursuant to the California Environmental Quality Act (CEQA) and the City of Los Banos
Environmental Quality Guidelines, an initial study was prepared to identify and assess
potential environmental impacts of the development of the Project. Through the initial
study, staff determined that the Project would not result in any significant adverse
affects with mitigation. Staff prepared a Notice of Intent for a Mitigated Negative
Declaration which was posted at the Merced County Clerk's Office and sent to the State
Clearinghouse (SCH# 2011101054) for circulation and review on October 20, 2011 and
closed on November 29, 2011.

No additional environmental review is necessary for the addition of the carwash as the
use was already adequately analyzed

PUBLIC COMMENT:
A public hearing notice was published in the Los Banos Enterprise and notices were
mailed out to property owners within a 300' radius of the Project site on May 11, 2012
As of the date of this staff report, no comments have been received

RECOMMENDATION:

1. That the Planning Commission Approves Resolution #2012-08 revising Site Plan
Review #2011-03 by adding a carwash to the Site Plan for an AM/PM Gas
Station and a McDonald's at the northwest corner of Badger Flat Road and
Pacheco Boulevard, more specifically identified as Assessor's Parcel Number'
081-140-013

ATTACHMENTS:

1. Resolution 2012-08
2. Color elevations
3. Amended Site Plan
4. Previously approved Site Plan
5. Public Hearing Notice - May 11,2012



RESOLUTION #2012-08

A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF LOS BANOS
APPROVING A REViSED SITE PLAN (#2011-03)
ADDING A CARWASH TO THE AM/PM GAS
STATION AND MCDONALD'S AT THE
NORTHWEST CORNER OF BADGER FLAT
ROAD AND PACHECO BOULEVARD, MORE
SPECIFICALLY IDENTIFIED AS ASSESSOR'S
PARCEL NUMBER: 081-140-013.

WHEREAS, the Los Banos Planning Commission approved Site Plan #2008-03
on December 14, 2011 for the use of a cobranded AM/PM gas station/convenience
store and McDonald's, and

WHEREAS, due to the cost of the necessary improvements, the project
proponent needs to add a car wash to make the numbers work from an economic
perspective, and

WHEREAS, the car wash was added behind the drive through and does not
impact the location of the building or the shared drive aisle, and

WHEREAS, the Project was adequately analyzed in the Northwest Corner of
Badger Flat and Pacheco Boulevard Annexation and Site Plan Initial Study and
proposed Mitigated Negative Declaration and the appropriate environmental review has
been completed (SCH #2011101054), and

WHEREAS, the Los Banos Planning Commission held a public hearing on May
23,2012, at which time interested persons had an opportunity to provide testimony; and

WHERAS, Exhibits A (CEQA Findings), B (Findings of Approval), C (Conditions
of Approval) and D (Mitigation Monitoring Reporting Program) attached to the previous
Site Plan Review and Resolution #2011-20 are all still applicable and are incorporated
herein by reference.

NOW, THEREFORE BE IT RESOLVED that the Planning Commission of the
City of Los Banos does hereby approve Revised Site Plan #2011-03 adding a car wash
to the AM/PM Gas Station and McDonald's approved with Site Plan 2011-03 on
December 14, 2011 located at the northwest corner of Badger Flat Road and Pacheco
Boulevard., more specifically identified as Assessor's Parcel Number: 081-140-013.

The foregoing resolution was introduced at a regular meeting of the Planning
Commission of the City of Los Banos held on the 23rd day of May 2012, by
Commissioner , who moved its adoption, which motion was duly



seconded by Commissioner , and the Resolution is hereby adopted by the
following vote

AYES:

NOES:

ABSENT

APPROVED-

Tracey Rosin, Planning Commission Chair

ATTEST

Stacy Elms, Planning Commission Secretary
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COMMUNITY DEVELOPMENT DEPARTMENT

Date May11,2012

Regarding Notice of Public Hearing

Proposal: Site Plan Review #2011-03 - AM/PM & McDonalds

NOTICE IS HEREBY GIVEN THAT a Public Hearing will be held by the Los Banos
Planning Commission to consider a modification to Site Plan #2011-03 for the addition
of a car wash in conjunction with the previously approved AM/PM gas
station/convenience store and relocated McDonalds restaurant. The property is located
at the northwest corner of Badger Flat and Pacheco Blvd.; more specifically described
as Assessor's Parcel Number: 081-140-013.

A PUBLIC HEARING on this matter will be held at the next scheduled meeting of the
Planning Commission on Wednesday, May 23, 2012 at 7·00 p.m. in the Council
Chambers of Los Banos City Hall located at 520 "J" Street Questions regarding the
above-referenced item may be directed to Paula Fitzgerald, Community Development
Director at City Hall or at (209) 8277000, Ext. 114

Persons wishing to provide oral comments on the described proposal may do so at this
meeting or may provide written comments on this matter prior to the public meeting
Written comments may be sent by U S Mail or hand delievered to the City of Los
Banos City Hall at 520 "J" Street, Los Banos, California 93635 If no comments are
received prior to or on the above date, it will be assumed that no comments are being
offered The public is also informed that should this matter, at some future date go to
court, court testimony is limited to only those issues raised at the hearings per
Government Code Section 65009

~~s
Assistant Planner



LOS Banos
At the Crossroads oJ California

TO:

FROM:

C

PLANNING COMMISSION STAFF REPORT

IN AND PLANNING COMMISSIONERS

FI ZGERALD, AICP, COMMUNITY DEVELOPMENT
o

FOR: PLANNING COMMISSION MEETING OF MAY 23, 2012

SUBJECT: TENTATIVE PARCEL MAP #2012-01, SITE PLAN REVIEW #2012-02
AND NEGATIVE DECLARATION (SCH #2012041060) - DOLLAR
GENERAL

RECOMMENDATIONS:

1 That the Planning Commission consider adopting Resolution #2012-09
approving Tentative Parcel Map #2012-01 splitting a 7.31 acre property into the
2.58 acre project site and a 473 acre remainder, located at the southwest corner
of Santa Barbara and Mercey Springs, more specifically identified as Assessor's
Parcel Number 082-070-023

2. That the Planning Commission consider adopting Resolution #2012-10 certifying
Negative Declaration (SCH#2012041060) and approving Site Plan Review
#2012-02 for the development of a 20,951 square foot Dollar General Market
with a grocery component, located at the southwest corner of Santa Barbara and
Mercey Springs, more specifically identified as Assessor's Parcel Number· 082
070-023

BACKGROUND:

The proposal is for a minor subdivision of 7.31 acres into the 2.58 acre project site and
a 4.73 acre remainder and the construction of a 20,951 square foot Dollar General
Market which is a general retail store with a grocery component in the Highway
Commercial zoning district.



Planning Commission

DISCUSSION:

Project Location

2

The Project site is directly south of Santa Barbara and directly east of Mercey Springs.
The entire parcel is approximately 7.31 acres. The 2.58 acre Project site is surrounded
by a church to the north, multi family dwelling units and a mobile home park to the east,
vacant commercial land to the south and single family residential units to the west.

Parcel Map

The applicant has submitted a parcel map which divides the property into two parcels,
the 2.58 acre project site (highlighted in yellow above) and the 4.73 acre remainder (the
full parcel is highlighted in blue). You will notice that the parcel map includes a 40' strip
to the west of the project site. The project proponent will be constructing an ingress
and egress entirely on their property and has been conditioned to provide an access
and construction easement so that when the property to the south is developed they will
have a shared access and construct a driveway along the property line, The developer
of the property to the south will then be responsible for mitigating any impacts relating
to noise levels along the western property line.
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Site Plan Project Description

The Project proposes a 20,951 square foot commercial structure to be utilized as a
Dollar General Market. The project includes 103 parking spaces with one van
accessible handicap parking and 4 handicapped parking stalls and landscaping which
will meet City standards- Access to the site will be from Santa Barbara and Mercey
Springs The truck loading dock is located on the southern side of the building and is
approximately 100 feet from the residential properties with 25' of building plus
landscaping between the dock and the residential properties which will help to buffer
noise and bring it below the required decibel leveL

Site Characteristics

The Project site consists of one (1) parcel covering a total of 7.31 acres. A Tentative
Parcel Map has been submitted so the property can be divided in a minor subdivision
which will include 2.58 acres for the Project site. The Assessor's Parcel Number for the
property is: 082-070-023. Principal vehicular access to the site is provided along Santa
Barbara and Mercey Springs.

Traffic

A traffic study was completed for the Project by KDA. Implementation of the proposed
Project would not involve any additional dedication of Right-of-Way or restriping, but full
frontage improvements will be required along Santa Barbara and Mercey Springs.

The Project will also construct an access on the northwest side of the Dollar General
property for use by the Project and the remainder parcel to the south when it is
developed so access is not restricted

Architecture

The building consists of one-story construction with variations in the colors and roof
heights A canopy, parapets, and split and smooth block accents add to the aesthetics
of the building The walls are finished with earth tone colors with the darker colors at the
bottom, an intermediate accent and lighter colors towards the top of the building with
darker colors as accents The use of contrasting colors has been incorporated to
provide visual interest and to articulate expanses of blank walls and an architectural
enhancement has been added to the north elevation to add to the aesthetics

Staff believes the proposed architecture integrates many of the design concepts of the
design standards, brings the massing of the building to a human-scale, breaks up the
expanses of the walls and clearly communicates specific elements desired for
commercial buildings
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landscaping

A conceptual landscape plan has been submitted which shows planting areas and tree
locations with various species. The proposed landscaping appears to meet the City's
50% shade tree canopy ordinance and the 4% landscaping requirement, but the
landscape plans will be further reviewed by a licensed Landscape Architect prior to
approval during the improvement plan stage.

Infrastructure

Water· The City of Los Banos would provide water service to the Project site Water
service would be provided off Santa Barbara via an existing 8" line The Project will
connect to the existing line with a domestic and landscape line to the Project site

Sewer· The City of Los Banos would provide wastewater service to the Project site.
The Project site will connect to the sewer main located on Santa Barbara-

Drainage· The City of Los Banos would provide storm water services to the Project
site The Project will connect to the existing 24' line in Santa Barbara.

It should be noted that all City infrastructure has been sized to accommodate this use
and will be in accordance with the Master Plans.

Environmental

Pursuant to the California Environmental Quality Act (CEQA) and the City of Los Banos
Environmental Quality Guidelines, an initial study was prepared to identify and assess
potential environmental impacts of the development of the Dollar GeneraL Through the
initial study staff determined that the project would not result in any significant adverse
affects. Staff prepared a Notice of Intent for a Negative Declaration which was posted
at the Merced County Clerk's Office and sent to the State Clearinghouse for circulation
and review on April 20, 2012 and closed on May 21,2012 At the time of this report, no
comment letters have been received.

PUBLIC COMMENT:
A public hearing notice was published in the Los Banos Enterprise and notices were
mailed out to property owners within a 300' radius of the Project site on May 11,2012.
As of the date of this staff report, no comments have been received

RECOMMENDATION:

1 That the Planning Commission consider adopting Resolution #2012-09
approving Tentative Parcel Map #2012-01 splitting a 731 acre property into the
2.58 acre project site and a 4.73 acre remainder, located at the southwest corner
of Santa Barbara and Mercey Springs, more specifically identified as Assessor's
Parcel Number· 082-070-023.



Planning Commission 5

2. That the Planning Commission consider adopting Resolution #2012-10 certifying
Negative Declaration (SCH#2012041060) and approving Site Plan Review
#2012-02 for the development of a 20,951 square foot Dollar General Market
with a grocery component, located at the southwest corner of Santa Barbara and
Mercey Springs-, more specifically identified as Assessor's Parcel Number: 082
070-023

ATTACHMENTS:

1. Resolution 2012-09
Exhibit A: CEQA Findings
Exhibit B: Findings for Approval
Exhibit C: Conditions of Approval

2. Resolution 2012-10
Exhibit A: CEQA Findings
Exhibit B: Findings for Approval
Exhibit C: Conditions of Approval

3. Site Plan
4. Elevations
5. Tentative Parcel Map
6. Notice of Completion
7. Traffic Study
8. Public Hearing Notice



RESOLUTION 2012-09

A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF LOS BANOS
APPROVING TENTATIVE PARCEL MAP 2012-01
FOR THE SUBDIVISION OF APPROXIMATELY
7.31 ACRES INTO TWO PARCELS CONSISTING
OF ONE WITH 2.58 ACRES AND ONE WITH 4.73
ACRES ON ASSESSOR'S PARCEL NUMBER:
082-070-023

PROJECT NAME AND PROJECT NUMBER:
Tentative Parcel Map 2012-01

LOCATIONI SUBJECT PROPERTY:
Located on the southwest corner of Santa Barbara and Mercey Springs Road, more
specifically identified as Assessor's Parcel Number· 082-070-023

PROJECT APPLICANT! PROPERTY OWNER:
Evergreen Development/EMH Properties, LLC

WHEREAS, the subject property is zoned Highway Commercial by the Los
Banos Zoning Map, and

WHEREAS, the Tentative Parcel Map was reviewed by the City Engineer and
complies with the criteria within the Los Banos Municipal Code, and

WHEREAS, the Tentative Parcel Map has been determined to be categorically
exempt from the provisions of CEQA per Article 19, Class 32, Section 15315 - Minor
Land Divisions, and

WHEREAS, a public hearing notice was advertised in the Los Banos Enterprise
and mailed to property owners within 300 feet of the site as required by the City of Los
Banos Municipal Code and Government Code Section 65091 on May 11, 2012, and

WHEREAS, the Los Banos Planning Commission held a public hearing,
reviewed said Tentative Parcel Map request and staff report, has studied the
compatibility of the applicant's request with the Subdivision Map Act and has considered
this request in accordance with the criteria established in the Los Banos Municipal
Code, and

WHEREAS, the Planning Commission of the City of Los Banos does hereby
make the appropriate findings set forth in Exhibit A (California Environmental Quality Act
(CEQA) Findings), and Exhibit B (Findings of Approval), attached hereto and
incorporated herein by this reference



NOW, THEREFORE BE IT RESOLVED that the Planning Commission of the
City of Los Banos does hereby approve Tentative Parcel Map 2012-01 for the
subdivision of approximately 7.31 acres into two parcels, one being 2.58 acres and one
being 4 73 acres on property located on the southwest corner of Santa Barbara and
Mercey Springs Road; more specifically identified as Assessor's Parcel Number: 082
070-023, subject to the Conditions of Approval set forth in Exhibit C, attached hereto
and incorporated herein by this reference.

The foregoing resolution was introduced at a regular meeting of the Planning
Commission of the City of Los Banos held on the 23th day of May 2012, by
Commissioner , who moved its adoption, which motion was duly
seconded by Commissioner , and the Resolution is hereby adopted by the
following vote:

AYES

NOES

ABSENT

APPROVED'

Tracey Rosin, Chair

ATTEST

Stacy Elms, Planning Commission Secretary



EXHIBIT A

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS FOR
TENTATIVE PARCEL MAP #2012-01 - DOLLAR GENERALlEMH PROPERTIES,
LLC

Pursuant to the requirements of California Public Resources Code Section 21000 et
seq ("CEQA") and Title 14, California Code of Regulations Section 15000 et seq. (the
"CEQA Guidelines"), the City as Lead Agency under CEQA adopts the following
findings required by CEQA, along with the facts and evidence upon which each finding
is based

The City of Los Banos Planning Commission hereby finds as follows

1 Pursuant to CEQA, the CEQA Guidelines, and the City of Los Banos
Environmental Quality Guidelines, the project was evaluated and found to
be categorically exempt from the provisions of CEQA per Article 19,
Section 15315 - Minor Land Divisions.

2 The Tentative Parcel Map was adequately noticed on May 11, 2012 for
consideration at a public meeting on May 23,2012

3. No further environmental documentation is required since the Tentative
Parcel Map was contemplated and adequately analyzed in the initial
review

4 The proposal is consistent with the Los Banos Municipal Code as it meets
the use and subdivision standards specified within



EXHIBIT B

FINDINGS FOR APPROVAL OF TENTATIVE PARCEL MAP #2012-01 - DOLLAR
GENERALlEMH PROPERTIES, LLC:

The City of Los Banos Planning Commission hereby finds as follows

1 The proposal is consistent with the Los Banos Municipal Code as it meets
the use and subdivision standards specified within.

2 Pursuant to the Los Banos Municipal Code the applicant has submitted a
Tentative Parcel Map, which meets the criteria set forth in the section.

3 The Tentative Parcel Map complies with the Los Banos Subdivision
Ordinance and the California Subdivision Map Act.

4 The proposal will not be detrimental to the health, safety, comfort, or
general welfare of the persons residing or working in the City of Los
Banos, or injurious to property or improvements in the surrounding
neighborhoods or within the City in that the subdivision of the parcel will
benefit the area with future commercial development and improve the
community



EXHIBITC

CONDITIONS OF APPROVAL FOR TENTATIVE PARCEL MAP #2012-01 - DOLLAR
GENERALlEMH PROPERTIES, LLC:

Planning:

1 The Tentative Parcel Map shall be consistent with the Los Banos Municipal Code
and the California Subdivision Map Act.

2 A request for time extension, in accordance with Section 66452 6(a) (1) of the
Subdivision Map Act, shall be requested prior to the date of expiration, along with
a fee for processing the request and is subject to City Council approvaL

3 A letter from the Tax Collector shall be submitted prior to the recording of the
Final Map which indicates that taxes have been paid or a bond has been posted

4 A Parcel Map Guarantee shall be prepared and provided to the County Recorder.

5- When the submittal has been technically approved, the original mylars and a
confirmed mylar will be signed and notarized, (notary shall not be stamped on the
map) and delivered to the City Engineer's Office.

6. The Final Map shall be subject to Resolution 2012-09, which describes the
development, project and conditions of approval

7 City easements shall be dedicated in the Owner's Statement, shown on the Final
Map and accepted in the City Clerk's Statement, subject to improvements. The
City Clerk's statement of Council acceptance completes the dedication process

8. Only one encroachment permit will be granted on Santa Barbara, access is to be
shared between the 258 acre parcel and the 4.73 acre parcel. A reciprocal
access agreement and construction access agreement is to be recorded with the
final map

Engineering:

9 A Final Map shall be prepared by a Professional Land Surveyor licensed in
California or a Professional Engineer licensed in California and qualified to
practice land surveying, according to the approved tentative map, the Subdivision
Map Act and local ordinances.

10 At least two points shown on the map shall be tied to the California State Plan
Coordinate System (NAD 83) with ties shown and closure calculations depicting
the tie bearings and distances

11 The developer shall annex into or create a landscape and lighting district for
public maintenance of public infrastructure, lighting and storm drainage



RESOLUTION #2012-10

A RESOLUTION OF THE PLANNING
COMMISSION OF THE CITY OF LOS BANOS
CERTIFYING NEGATIVE DECLARATION
(SCH#2012041060) AND APPROVING SITE PLAN
REVIEW #2012-02 FOR THE CONSTRUCTION OF
A 20,951 SQUARE FOOT BUILDING TO
ACCOMMODATE DOLLAR GENERAL MARKET
AT THE SOUTHWEST CORNER OF SANTA
BARBARA AND MERCEY SPRINGS, MORE
SPECIFICALLY IDENTIFIED AS ASSESSOR'S
PARCEL NUMBER: 082-070-023

PROJECT NAME AND PROJECT NUMBER:
Dollar General Market -Negative Declaration (SCH#20120410060) and Site Plan
Review #2012-02

PROPOSAL DESCRIPTION:
Environmental review and the development of a 20,951 square foot retail building for a
Dollar General Market.

LOCATIONI SUBJECT PROPERTY:
Southwest corner of Santa Barbara and Mercey Springs, more specifically identified as
Assessor's Parcel Number· 082-070-023.

PROJECT APPLICANTI PROPERTY OWNER:
Evergreen (Applicant)
EMH Properties, LLC(Owner)

WHEREAS, the subject property is zoned Highway Commercial by the Los
Banos Zoning Map, and

WHEREAS, a noticed public hearing was advertised in the Los Banos Enterprise
on May 11, 2012 and mailed to property owners within 300 feet of the site as required
by the City of Los Banos Municipal Code and Government Code Section 65091, and

WHEREAS, the appropriate environmental review has been completed for this
application and it has been routed thru the State Clearinghouse (SCH #2012041060),
and

WHEREAS, the Planning Commission of the City of Los Banos does hereby
make the appropriate findings set forth in Exhibit A (CEQA Findings), and Exhibit B
(Findings of Approval), attached hereto and incorporated herein by this reference

NOW, THEREFORE BE IT RESOLVED that the Planning Commission of the City of



Los Banos does hereby certify the Negative Declaration (SCH#2012041060) and
approve Site Plan #2012-02 for the construction of a 20,951 square foot commercial
building for Dollar General Market on Assessor's Parcel Number' 082-070-023, subject
to the Conditions of Approval set forth in Exhibit C attached hereto and incorporated
herein by this reference.

The foregoing resolution was introduced at a regular meeting of the Planning
Commission of the City of Los Banos held on the 23th day of May 2012, by
Commissioner , who moved its adoption, which motion was duly
seconded by Commissioner , and the Resolution is' hereby adopted by the
following vote:

AYES:

NOES:

ABSENT

APPROVED'

Tracey Rosin, Planning Commission Chair

ATIEST

Stacy Elms, Planning Commission Secretary



EXHIBIT A

CALIFORNIA ENVIRONMENTAL QUALITY ACT (CEQA) FINDINGS FOR SITE
PLAN REVIEW #2012-02 - DOLLAR GENERAL MARKET

Pursuant to the requirements of California Public Resources Code Section 21000
et seq. ("CEQA") and Title 14, California Code of Regulations Section 15000 et
seq. (the "CEQA Guidelines"), the City as Lead Agency under CEQA adopts the
following findings required by CEQA, along with the facts and evidence upon
which each finding is based

The City of Los Banos Planning Commission hereby finds as follows

1 Pursuant to CEQA, the CEQA Guideiines, and the City of Los Banos
Environmental Quality Guidelines, the Dollar General Market project was
evaluated in an initial study which determined that no significant adverse
effects would result from the development of the project and a Negative
Declaration (SCH #2012041060) was made

2 The Negative Declaration was adequately noticed and circulated for public
review and public comments were received and considered.

3 No significant new information or changes in the environment setting have
occurred that would result in new or greater significant effects not studied
in the Negative Declaration.

4 No further environmental documentation is required as the proposed
project was contemplated and adequately analyzed in the Negative
Declaration

5 The City of Los Banos Community Development Department, located at
520 J Street in Los Banos, is the custodian of the documents that
constitute the record of proceedings upon which the determination to
adopt the negative declaration is based and will be certified by the Los
Banos City Planning Commission.



EXHIBIT B

FINDINGS FOR APPROVAL OF SITE PLAN #2012-02 - DOLLAR GENERAL
MARKET

The City of Los Banos Planning Commission hereby finds as follows-

1 The proposal is consistent with the Zoning Ordinance as it meets
the use and development standards specified within.

2 Pursuant to section 9-32316 of the Los Banos Municipal Code the
applicant has submitted a Site Plan Review authorizing the review
of the development proposal and site plan relating to physical
design, siting, vehicular and pedestrian access and circulation,
parking, signage, landscaping and the interrelationship of these
elements.

3 The proposal will not be detrimental to the health, safety, comfort,
or general welfare of the persons residing and working in the City of
Los Banos, or injurious to property or improvements in the
surrounding neighborhoods or within the City in that the
development of a commercial building on this site will provide
services to the surrounding neighborhood and will rehabilitate the
site-

4 The proposal is compatible with the adjacent land uses, properties,
and neighborhoods and will not be detrimental or injurious to the
neighborhood or to the general welfare of the City in that the
operational characteristics of the building with the Dollar General
Market, will operate in a harmonious manner with the surrounding
neighborhood

5 The development proposal meets the purpose, intent and specific
standards of the pertinent sections of the Los Banos Municipal
Code in that the proposed use of general retail sales is a permitted
use as designated in the Municipal Code and the applicant has met
the criteria required for a Site Plan Review application-



6 The general appearance of the buildings or structures and grounds
is in keeping with the character of the neighborhood so as not to be
detrimental to the orderly and harmonious development of the City
or to impair the desirability of investment or occupation in the
neighborhood



EXHIBITC

CONDITIONS OF APPROVAL FOR SITE PLAN #2012-02 - DOLLAR
GENERAL MARKET

Planning:

1 This Site Plan shall expire if an application for a building permit is not
applied for within one year from date of approval One six-month
extension may be allowed through a wri,tten submittal that would be
approved by the Community Development Director Director

2 Any proposed modifications to the approved Site Plan shall require
approval by the Community Development Director or Planning
Commission as appropriate

3 The developer shall comply with all requirements of other appropriate
governmental agencies.

4 The developer shall comply with the Americans with Disabilities Act (ADA)
requirements in the design, construction and maintenance of this project.

5 The developer shall provide a copy of the conditions of approval to all
contractors and subcontractors prior to commencement of construction.

6 During construction, and for safety purposes, the public right-of-way shall
be kept clear of obstructions and shall be cleaned on a daily basis.

7 All contractors and subcontractors shall obtain a City of Los Banos
Business License, prior to start of work on the project. All work performed
on the project shall comply with the requirements of the California
Business and Professions Code.

8. Construction shall be limited to those hours specified in Section 9-3.2706
of the Los Banos Municipal Code. Monday through Friday from 7:00 am to
9'00 pm; Saturday and Sunday from 8'00 am to 5'00 pm.

9 The developer shall obtain any necessary encroachment permits from
Caltrans or other jurisdictions prior to performing any work within that
jurisdiction's right-of-way

10 All structures, foundations, and footings for buildings on the project site
shall be designed and constructed to conform to the current California
Building Code, including amendments adopted by the City



11.An engineering soils report shall be prepared in order to identify soil
characteristics requiring special structural design. On-site and off-site
structural design shall conform to the findings and recommendation of the
engineering soils report. The report shall be prepared prior to issuance of
a grading permit, subject to review and written approval by the City
Engineer

12.A minimum 200-foot separation shall be maintained between residences
and material stockpiles, debris piles, or containers and equipment storage
during the construction process. If such storage must be located within
200 feet of a residence, a six-foot high opaque fence shall shield the
storage area from view when the storage area is inactive for more than
eight hours. This requirement shall be incorporated into the specifications
for all construction plans, subject to review and written approval by the
Planning Department.

13 During construction activities, all food-related trash items shall be
enclosed in sealed containers and regularly removed from the project site
to avoid attracting wildlife to the project site, and pets shall not be allowed
on the construction site The proper location of the trash containers shall
be subject to the review and written approval of the Community
Development Department.

14 Prior to placement of combustible materials on the site, two points of all
weather access, at least one paved, shall be provided, to the satisfaction
and written approval of the Fire Chief.

15 Temporary construction trailers shall be permitted only in areas
immediately adjacent to or within that portion of the Site Plan where active
construction is taking place. Placement of said construction trailer is
subject to the written approval of the Public Works Director

16 The development site shall be controlled of weeds and free of debris and
litter The applicant shall provide protection against wind and water soil
erosion

17 Due to the possibility that significant buried cultural resources might be
found during construction, the following language shall be included in any
permits issued for the project site, including, but not limited to building
permits for future development, subject to the review and approval of the
Los Banos Community Development Department:

"If archaeological resources or human remains are discovered during
construction, work shall be halted from the find and the area shall be
staked off The project developer shall notify a qualified professional
archaeologist. If the find is determined to be significant, appropriate
mitigation measures shall be formulated and implemented."



181n the event of an accidental discovery or recognition of any human
remains in any location other than a dedicated cemetery, the City shall
ensure that this language is included in all permits in accordance with
CEQA Guidelines section 15064.5(e)·

"If human remains are found during construction there shall be no
further excavation or disturbance of the site or any nearby area
reasonably suspected to overlie adjacent human remains until the
Los Banos Police Department contacts the coroner of Merced
County to determine that no investigation of the cause of death is
required. If the coroner determines the remains to be Native
American, the coroner shall contact the Native American Heritage
Commission within 24 hours. The Native American Heritage
Commission shall identify the person or persons it believes to be
the most likely descendent from the deceased Native American.
The most likely descendent may then make recommendations to
the landowner or the person responsible for the excavation work,
for means of treating or disposing of, with appropriate dignity, the
human remains and associated grave goods as provided in Public
Resources Code Section 5097.98. The landowner or his authorized
representative shall rebury the Native American human remains
and associated grave goods with appropriate dignity on the
property in a location not subject to further disturbance if' a) the
Native American Heritage Commission is unable to identify a most
likely descendent or the most likely descendent failed to make a
recommendation within 24 hours after being notified by the
commission; b) the descendent identified fails to make a
recommendation; or c) the landowner or his authorized
representative rejects the recommendation of the descendent, and
the mediation by the Native American Heritage Commission fails to
provide measures acceptable to the landowner"

19 The site shall be kepl in a dust-free condition during construction of the
project in. Prior to issuance of a building permit, dust control requirements
shall be included in all construction contract specifications to reduce
significant levels of construction-related hazardous air emissions.

a All disturbed areas, including storage piles, which are not being
actively utilized for construction purposes, shall be effectively
stabilized of dust emissions using water, chemical
stabilizer/suppressant, or vegetative ground cover

b. All on-site unpaved roads and off-site unpaved access roads shall
be effectively stabilized of dust emissions using water or chemical
stabilizer/suppressant.

c. All land clearing, grubbing, scraping, excavation, land leveling,
grading, and cut and fill activities shall be effectively controlled of
fugitive dust emissions utilizing application of water or by
presoaking.



d When materials are transported off-site, all material shall be
covered, effectively wetted to limit visible dust emissions, or at least
six inches of freeboard space from the top of the container shall be
maintained

e All operations shall limit or expeditiously remove the accumulation
of mud or dirt from adjacent public streets at least once every 24
hours when operations are occurring. (The use of dry rotary
brushes is expressly prohibited except where preceded or
accompanied by sufficient wetting to limit the visible dust
emissions. The use of blower devices is expressly forbidden-)

f Following the addition of materials to, or the removal of materials
from, the surface of outdoor storage piles, said piles shall be
effectively stabilized of fugitive dust emissions utilizing sufficient
water or chemical stabilizer/suppressant.

20 Prior to issuance of building permits, the developer shall include the
following requirements in all construction bids and documents including
contracts (and implemented during construction activities) for the purpose
of reducing diesel particulate and acrolein emissions during construction
of the project:

a- All pre-1994 model year and older diesel equipment shall be
retrofitted with EPA-certified diesel oxidation catalyst filters;

b. Contractor shall maintain records of all purchases of diesel
oxidation catalyst filters or biodiesel fuel until construction is
complete, and

c. The SJVAPCD shall have the right to inspect all construction and
demolition equipment, as well as the contractor's records at any
time during demolition and construction

21 Bicycle racks are to be installed close to the front of the building.

22 A reciprocal access agreement and construction access agreement for
the Santa Barbara driveway need to be drafted and recorded prior to
building permit so the property to the south has access off of Santa
Barbara as no separate encroachment permit will be permitted

23 Shopping carts are to remain on site and carts found off the premises are
cause for fines and citations.

Utilities and Drainage:

24 Subject to the review and approval of the Los Banos Public Works
Department, project improvement plans shall include Best Management
Practices (BMPs) to reduce the introduction of oils and other contaminants
to the Los Banos storm water drainage system and main canaL Water



quality safeguards shall be installed prior to occupancy of the parking lots
A water quality Best Management Practices plan shall be implemented
upon occupancy

25 Trash enclosures shall be built according to City specifications, colors,
materials, and textures matching those of the main building, and provide
for recycling services A concrete apron is required across the width of
the trash enclosure opening that shall extend a minimum depth of ten feet
in front of the opening

26 Approved backflow devices shall be installed as required per City
standards.

27 Separate landscape and domestic service meters shall be installed

Landscape and Lighting:

28. Prior to issuance of a building permit the developer shall submit a lighting
plan pursuant to standards in the Los Banos Standards and Specifications
and Caltrans standards for Mercey Springs Frontage. All exterior lighting
including parking lot lighting, shall meet the provisions of the Los Banos
Municipal Code.

29 Landscaping shall be continuously maintained in a healthy and thriving
manner that fulfills the City Shade Canopy Ordinance. Should any
landscape material die, it shall be immediately replaced with landscaping
of a similar type, size and quantity or an approved alternative should a
different type of landscape material be determined to fare better than the
deceased material in the project environment. The applicant shall provide
the Public Works Department a Landscape Maintenance Plan describing
their strategy for maintaining all landscaped areas in a healthy, litter free
and thriving manner. Said plan shall identify responsible parties and be
submitted for Public Works Department approval prior to issuance of
building permit(s). Failure to maintain and replace landscaping and shade
canopy in a healthy manner can result in administrative citations and fines.

30 All ground and rooftop mounted electrical, plumbing and mechanical
equipment shall be screened from view of the public right-of-way by
continuous parapet wall of landscaping or combination thereof

Signage:

31 A Sign Review application, consistent with the provisions of the City's Sign
Ordinance shall be submitted to the Community Development Department
for review prior to the issuance of a building permit.



32 All advertising signage shall be subject to Sign Review and permit
approval from both the Community Development and Building
Departments, prior to installation, consistent with the development criteria
of the Los Banos Municipal Code Sign Ordinance.

Design/Aesthetics:

33 Downspouts shall be located within the building walls or architecturally
integrated into the design and color of the structures, and there shall be no
drainage across the public access ways or across the public right-of-way

Fire Department

34 Knox Boxes will be required on the building (Applications can be obtained
through the Fire Department)

35.A fire suppression system will be required.

36. A fire alarm system shall be required

37 There shall be 12" address numbers of a contrasting color The address
shall be located in an appropriate location as determined by the Fire
Department.

38 The developer shall comply with the City Fire Codes and Regulations
subject to Fire Department approval in regards to building requirements,
fire hydrant placement, and sprinkler requirements.

39 Driveways, parking lots, water lines, fire hydrants, and underground
utilities shall be completed prior to occupancy

Public Works

40 A Storm Water Pollution Prevention Plan (SWPPP) with construction and
post construction "Best Management Practices (BMP's)" shall be
submitted for review and approval.

41 The developer shall prepare a grading and drainage plan and
improvement plan prior to the issuance of a building permit. The grading
and drainage plan shall be prepared per City standards and shall be
approved by the City Engineer prior to the commencement of grading and
work of any kind



42. Storm drain, water main, and sanitary sewer main line improvements shall
be installed by the Developer per the City of Los Banos Utility Master
Plans

43 All new utility services are to be under-grounded

44.AII development fees shall be paid before the issuance of the building
permit.

45 All work performed within/adjacent to the State Right-of-Way will be
subject to Caltrans Standards and Specifications, including an
encroachment permit.

46 Frontage improvements shall be designed and constructed per Caltrans
and City of Los Banos requirements. Full frontage dedication includes
curb and gutter, park strip and sidewalk.
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~~ ACRES (31~,~ S.F.)

MEDIUM DENSlTT RESIDENTIAL
'2O,qsl S.F.

EX'IST. CURB" GUTTER TO REMAIN, PROTECT Fi<:OM
DAMAGE.

EXIST. AC PAVING TO REMAIN, PATe... AS REQUIRED.

EXIST. SIDEWAl.K TO REMAIN, PATCI-l AS REQUIRED.

EXIST. STRIPING TO REMAIN, PROTECT F"RO"1 DAMAGE.

ElO:IST. PROPER:TT LINE TO REMAIN.

EXIST. RAMP TO REMAIN, MEeTS CURRENT ADA
STANOAROS.

EXIST. f>Ol.-lER POLE TO REMAIN.

EXIST. STREET LIGl-IT TO REMAIN.

EXIST. OVERIo<EAD POWER LINES TO REMAIN.

PARKING LOT STRIPING PER CITT OF L05 eAN05
STANDARDS.

DIRECTIONAL. ARROW STRIPING PER CITT OF LOS eA~
STANDARDS.

TAASI-I ENCL.OSotJRE, PER CITY OF L.05 BANOS
STANDARDS.

TRUNCATED oc:MES.

:I L..OOf" BIKE AACK.

'UNAUTI-lOR1ZED VEl-UCL.E' SIGNAGiE.

IN$TAt..1.. 30' STATE STANDARD 'SToP" SIGN, SIGN
Sl-lAL.L BE MOUNTED ON 2' GAI..V. POST w/ TJ.lE BOTTOM
OF SIGN 7'-0' ABOVE FINt5I-l GROUND.

PAINT CURe RED w/ WI-lITE 'NO PARlCING FIRE L..ANE'
LeTTE~ • MAX. 2S' APART. ($IoIOIoIN DASI-IED)

NEW CONe:. WI-lEEL. STOP.

NEW 3W'~0' DRIVE APPROACI-l.

NEW 3<1'-0' DRIVE APPROACI-l.

NEW CART CORAAL.

NEW RAMP w/ TRUNCATED oc:MES.

NEW I-lEAV'l"~DlJTT AC PAVING, SEE CIVIL. DRAWINGS.

NEW 5TANDARD AC PAVING, SEE CIVIl.. DRAWINGS.

NEW CONG. SIDEI<iAL.K, SEE CIVIL. DRAWINGS.

NEW I.ANDSCAPlNG.

NEW SPRINKL.ER PlT.

MONIJMENT SIGN LINDER SEPAAATE REVIEW t
CONTRACT.

KEYNOTES

VICINITY MAP

A.P.N••
PROPOSED SITE AREA'
FUTURE SITE AREA,
TOTAL SITE AAEA.
ZONING,

~~~DI.Ae':,~L~~

SEIoolER SYSTEM, CITl" OF LOS BANOS
I<iATER SYSTEM' OTT OF LOS eANOS
STORM WATER SYSTEM. CITl" OF LOS eANOS

"""""""$C\J"nMESr CORNER OF SANTA aAReARA t MERCE"!' SPRINGS ROAD
Los. BANOS, CALIFORNIA

pRQPERn OWNER'
EMI-l PROPERTIES, LLC
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AppendixC

Notice of Completion & Environmental Document Transmittal
Mail to: State ClearInghouse, P.O. Box 3044, Sacramento, CA 95812-3044 (916) 445-0613
For Hand Delivery/Street Address: 1400 Tenth Street, Sacramento, CA 95814 12041060

Zip: 93635

Project Title: Dollar General

Lead Agency: City of los Banos
Mailing Address:.:,.5;..20-..::.J....;S;..t_re;..e;..t _

City' los Banos

Contact Person: Paula Fitzgerald. AICP
Phone: (209)827-7000 ext. 114

County: Merced

Project location: County:Merced CitylNearest Community: ;::Lo.:.;s~B..;;a;;.:n.=.os~ _

Cross Streets: Santa Barbara Street & SR 165 (Marcey Springs Rd.) Zip Code: 93635-----
LongitudelLatitude (degrees, minutes and seconds): __0 __' __" N f __0 __' __" W Total Acres: -------
Assessor's Parcel No.: 082-072-023 Section: Twp.: Range: Base: ----
Within 2 Miles: State Hwy #: 165 Waterways: _

Airports: Railways: Schools: _

Other: 0 Joint Document
o Final Documento Other _

o Transportation: Type-..,. _o Mining: Mineral, -:-::::-:- _o Power: Type MW _
o Waste TreatmentType MGD _o Hazardous Waste:Type _o Othef' _

OLand

NEPA:

Employees _
Employees _
Employees _

MGD _

o Specific Plan
o Master Plan
o Planned Unit Development
[gJ Site Plan

Acres _
Acres _
Acres _
Acres _

o DraftEIRo Supplement/Subsequent EIR
(prior SCH No.) _
Other: _

Document Type:

CEQA: 0 NOP
o EarlyCons
~ NegDec
o MitNegDec

Local Action Type:

o General Plan Update
o General Plan Amendment
o General Plan Element
o Community Plan

Development Type:
o Residential: Units _
o Office: Sq.ft.
129 Commercial:Sq.ft. 20,951o Industrial: Sq.ft. ---
o Educational: ---o Recreational'------------------
o Water Facilities:Type _

Project Issues Discussed in Document: ;:'

f8I AestheticNisual 0 Fiscal 1&1 RecreationJParks
[gJ Agricultural Land ~ Flood PlainlFlooding [8J SchoolslUniversities
f8I Air Quality 0 Forest LandIFire Hazard 0 Septic Systems
f8I Archeological/Historical ~ Geologic/Seismic ~ Sewer Capacity
f8I Biological Resources ~ Minerals [8J Soil Erosion/Compaction/Grading
o Coastal Zone ~ Noise 1&1 Solid Waste
o Drainage/Absorption 1&1 PopulationlHousing Balance [8J Toxic/Hazardouso Economic/Jobs [8J Public ServiceslFacilities IBI Traffic/Circulation

I8.J Vegetation
[8J Water Quality
181 Water Supply/Groundwater
[8J WetlandlRiparian
181 Growth Inducement
181 Land Use
129 Cumulative Effectso Other: _

----------------------------------------------
Present Land UselZonlng/General Plan Designation:
Present: Vacant; Zoning: Highway CommerCial (H-C); General Plan Designation: Commercial

Profect Description';'" (Please uscaseparatepagei';;ecessa7yf - - - - - - - - - - - - - - - - - - - - - 
The Project proposes a site plan for a 20,951 square foot retail market with a grocery component. The proposed Project would
provide 103 parking spaces, according to the Code, 95 spaces would be required. Exhibit A, Site Plan, displays the conceptual
site plan for the Project.

Nole; The Slate Clearinghouse will assign identification numbersfor all new projects. Ifa seH numb.er already exists for a project (e.g. Notice ofPreparation or
previous draft t!bcumenl) please fill in.

Revised 2010



Reviewing Agencies Checklist
Lead Agencies may recommend State Clearinghouse distribution by marking agencies below with and "X"
Ifyou have already sent your document to the agency please denote that with an "S"

Air Resources Board

Boating & Waterways, Department of

__ California Emergency Management Agency

California Highway Patrol

Caltrans District '"

Caltrans Division of Aeronautics

Caltrans Planning

Central Valley Flood Protection Board

Coachella Valley Mtns. Conservancy

Coastal Commission

Colorado River Board

Conservation, Department of

Corrections,DepartInentof

Delta Protection Commission

Education, Department of

__ Energy Commission

Fish & Game Region '"__

Food & Agriculture, Department of

Forestry and Fire Protection, DepartInent of

General Services, Department of

Health Services, Department of

Housing & Community Development

Native American Heritage Commission

Local Public Review Period (to be filled In by lead agency)

Starting Date Apri/20, 2012

Lead Agency (Complete if applicable):

Office of Historic Preservation

Office of Public School Construction

__ Parks & Recreation, Department of

__ Pesticide Regulation, Department of

Public Utilities Commission

__ Regional WQCB '"__

__ Resources Agency

__ Resources Recycling and Recovery, Department of

__ S.P- Bay Conservation & Development Comm.

__ San Gabriel & Lower L.A. Rivers & Mtns. Conservancy

__ San Joaquin River Conservancy

Santa Monica Mtns. Conservancy

State Lands Commission

SWRCB: Clean Water Grants

__ SWRCB: Water Quality

__ SWRCB: Water Rights

__ Tahoe Regional Planning Agency

Toxic Substances Control, Department of

Water Resources, Department of

Other: _

Other _

Ending Date May 21, 2012

Consulting Firm: _

Address: -----------------
City/State/Zip: -------------A--
Contact: ----------------,f-\--
Phone: +-++-_

Signature of Lead Agency Representative:----''<f-----t/-..JoI-------------

Authority cited: Section 21083, Public Resources Code. Reference: Section 21161, Public Resources Code.

Date: April 19, 2012

Revised 2010
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TRAFFIC IMPACT ANALYSIS FOR
DOLLAR GENERAL STORE

Los Banos

EXECUTIVE SUMMARY

• Project Description. The project is a 20,951 sf retail store to be located in northeastern Los
Banos. The store will occupy a portion of a vacant site on the west side of SR 165 (Mercey
Springs Road) at the Santa Barbara Street intersection, as shown in Figure 1 The store is
across Santa Barbara Street from the Church of the Nazarene, and an apartment project is
across SR 165 from the site

The Trip Generation forecast for this store has been based on consideration of trip generation
rates published by the Institute of Transportation Engineers, but primarily uses the results of
a survey of similar stores conducted in 2011 for the Florida Department of Transportation
(FDOT). The project is expected to generate approximately 887 new daily trips on a
weekday basis (i.e., Yz inbound and Yz outbound). It will generate 40 new trips during the
a.m. peak hour and 97 new trips during the evening commute hour The site will be visited
by 3 or 4 large trucks (STAA) each week, although single unit trucks will likely make
deliveries each day A loading dock is planned on the southern end of the site.
Approximately 103 on site parking stalls will be available, as shown in Figure 2.

The site plan indicates that access to the site is proposed at driveways on Santa Barbara
Street and on SR 165 These driveways are roughly 300 feet from the SR 165 / Santa
Barbara Street intersection, The feasibility of maintaining full access at the new driveway on
SR 165 is an issue to be addressed in this analysis.

• Study Scope. The breadth of this traffic study was determined in consultation with Caltrans
District 10 intergovernmental review staff The study evaluates immediate and long term
traffic impacts at locations immediately adjoining the site, and at the SR 165 / SR 152
(Pacheco Blvd) intersection roughly 1 mile to the south, This study adheres to Caltrans
guidelines for the preparation of traffic impact studies.

• Existing Setting. SR 165 (Mercey Springs Road) is a major arterial route serving eastern
Los Banos. While SR 165 generally has one travel lane in each direction today, the highway
has been widened to its ultimate four lane section as local development has occurred. Nearly
all widening has been the responsibility of fronting developers. In the area of the project the
east side of SR 165 has been widened to its ultimate width, but the west side of the road has
not. A continuous center two-way left turn lane exits on SR 165 in this area. SR 165 is
reported to carry 12,400 vehicles per day in the area of the project between Overland Avenue
and Henry Miller Road.

Traffic Impact Analysis for Dollar General Store at
Mercey Springs Rd/Santa Barbara St, Los Banos, CA (March 16, 2012)

Page 1
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Peak hour traffic operations were evaluated at the local intersections on SR 165 near the site
and at SR 165 / SR 152. Local intersections deliver LOS C, while the signalized SR 165 /
SR 152 intersection operates at LOS D in the a.m. peak hour and LOS C during the p.m.
peak hour These conditions satisfy the City of Los Banos' minimum LOS D standards but
exceed Caltrans LOS C minimum.

• Project Traffic Impacts on Existing Traffic Conditions. The project will add traffic to the
area street system, but without improvements, study area intersections will still maintain
acceptable Levels of Service in the vicinity of the project. The project will slightly
exacerbate LOS D conditions already occurring at the SR 152 / SR 165 intersection in the
a.m. peak hour, but the incremental change in delay accompanying the project is not
appreciable.

• Project Impacts on Alternative Transportation Modes. The project may result in some
pedestrians walking across SR 165 at the Santa Barbara Street intersection. As part of
project improvements, the proponents should work with Caltrans to determine whether a
marked crosswalk is needed and to install a marked crosswalk if it is determined to be
preferred by Caltrans.

• Project Access Issues. The project's two points of access will operate with acceptable
Levels of Service, and queuing between adjoining intersections is not expected to be a factor
While the existing two-way left turn lane on SR 165 provides opportunities for both inbound
and outbound left turns, the new driveway on SR 165 is within the deceleration area for
northbound motorists wishing to turn left at Santa Barbara Street. Thus, the possibility of
conflicts between entering and exiting vehicles exists. While such conflicts are not unusual
in commercial areas, this issue will need to be considered by Caltrans, particularly in light of
the traffic signal that may eventually be installed at the SR 165 / Santa Barbara Street
intersection. The need for and timing of measures to prohibit left turns should be reviewed
with Caltrans and the City of Los Banos. It is important to note that measures to deliver full
deceleration distance at major intersections would limit access to right turns only along the
entire Y4 mile length of SR 165 from Santa Barbara Street to Overland Avenue. If access
limitations are required, then the project proponents should install a physical barrier to left
turns, either in the median or in the new driveway

The site will occasionally be visited by STAA trucks. The site driveways should be
configured to accommodate the paths of these vehicles into and through the site in a manner
that does not result in conflicts between opposing vehicles, and this path will need to be
illustrated on plans submitted to Caltrans as part of an encroachment permit application.

• EPAP Plus Project Impacts. The introduction of traffic generated by other Approved
Projects identified by the City of Los Banos will exacerbate the LOS D conditions occurring
at the SR 152 / SR 165 intersection, but satisfactory conditions will remain at other locations.
Other approved projects are conditioned to install auxiliary left turn lanes at the SR 152 / SR
165 intersection.

Traffic Impact Analysis for Dollar General Store at
Mercey Springs Rd/Santa Barbara St, Los Banos, CA (March 16, 2012)
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• Year 2030 Plus Project Impacts, Long term circulation improvements are provided in Los
Banos by a combination of city and regional fees and developer frontage improvements.
These long term improvements will include widening SR 165 to four lanes and signalizing
the SR 165 / Santa Barbara Street intersection. With these improvements, satisfactory
operating conditions are expected at study intersections. The project proponents shall
contribute their fair share to the cost of long term improvements by widening SR 165 to its
ultimate width along the site frontage,

Traffic Impact Analysis for Dollar General Store at
Mercey Springs Rd/Santa Barbara St, Los Banos, CA (March 16, 2012)
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INTRODUCTION

Study Purpose and Objectives

This study evaluates the traffic impacts associated with developing a free-standing 20,951 sf
Dollar General Store proposed in northeastern Los Banos.

This study adheres to Caltrans traffic study guidelines and direction from the City of Los Banos.
This study addresses the following scenarios, and considers conditions occurring during the a.m.
and p.m. peak hour periods:

1 Existing traffic conditions in Year 2012,
2. Existing Plus Dollar General Store conditions;
3 Existing Plus Other Approved / Pending Projects (EPAP) conditions;

. 4. EPAP Plus Dollar General Store conditions;
5 Year 2030 conditions as presented in the City of Los Banos Street master Plan without

the project; and,
6. Year 2030 conditions with the Dollar General Store.

The objectives of this study are:

To identify whether the intersections in the area of the project or of regional importance
will operate with minimum Levels of Service when the Dollar General Store is operating

To evaluate the adequacy of site access, with specific consideration of the relationship
between the proposed SR 165 access and the adjoining Poppy Lane and Santa Barbara
Street intersections

To evaluate the adequacy of internal circulation, with specific consideration of the path
of delivery trucks

To evaluate the adequacy of bicycle and pedestrian facilities in this area of the city

To evaluate long term impacts within the context of other known development projects
and within the context of long term traffic conditions assuming development under the
Los Banos General Plan and with completion of the SR 152 Los Banos Bypass

Project Description

Dollar General Stores is a chain of small to medium sized convenience oriented discount stores
that are prevalent on the east coast but have only recently appeared in California. While store
hours vary from store to store, this Dollar General Store is expected to be open from 7:00 a.m. to
11 :00 p.m.

Traffic Impact Analysis for Dollar General Store at
Mercey Springs RdiSanta Barbara St, Los Banos, CA (March 16, 2012)
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The Dollar General Store will occupy a 2Yz acre portion of a vacant site on the west side of SR
165 (Mercey Springs Road) at the Santa Barbara Street intersection, as shown in Figure 1 The
store is across Santa Barbara Street from the Church of the Nazarene, and a multi-family
residential project is across SR 165 from the project site.

The site plan (Figure 2) indicates that access to the site is proposed at driveways on both Santa
Barbara Street and SR 165 The Santa Barbara Street driveway is roughly 325 feet from the SR
165 / Santa Barbara Street intersection. The driveway on SR 165 is roughly 315 feet from Santa
Barbara Street and 385 feet from Poppy Lane, a minor intersection that provides access to Casa
Mobile Home Park. Each driveway is shown in the plan to include one entry lane and separate
outbound left and right turn lanes.

The project parking lot provides 103 parking spaces and includes a truck loading area. The truck
loading area is at the south end of the site. Trucks would enter from Santa Barbara Street move
along the front of the building and position themselves facing the SR 165 exit before backing
into the loading dock. Project proponents indicate full size trucks will make deliveries to the site
three or four times a week and that STAA sized trucks could be involved.

Traffic Impact Analysis for Dollar General Store at
Mercey Springs RdiSanta Barbara St, Los Banos, CA (March 16, 2012)
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EXISTING SETTING

Study Area Streets

This study addresses traffic conditions on City streets and state highways in the vicinity of the
proposed project within a study area identified in consultation with Caltrans District 10
Intergovernmental Review and City of Los Banos staff The text that follows describes the
facilities included in this analysis.

Regional access to Los Banos is provided by State Route 152 (Pacheco Boulevard) and State
Route 165 (Mercey Springs Road). Primary local access to the Dollar Store will be via the east
west city streets that connect the community to SR 165 and via other local streets being
constructed as the eastern Los Banos area develops. The text that follows describes these
existing and proposed facilities.

Functionally, study area streets are classified as Arterials, Collectors or Local Streets. The
applicable designation is presented in the Los Banos General Plan Circulation Element.

SR 165 (Mercey Springs Road). SR 165 is an Arterial street providing north/south circulation
to eastern Los Banos. The highway also provides regional access to the north to SR 99 in the
City of Turlock and to the south to an interchange on Interstate 5 Currently the width of Mercey
Springs Road varies. A five lane section exists in the commercial area around the SR 152
(Pacheco Blvd) intersection and in the area north and south of Overland Avenue. While SR 165
is ultimately planned to be a five-lane facility, only two through travel lanes exist in the area
from Canal Farm Road to East Wilmot Road and from Poppy Lane north along the project site.

In some locations construction to the five lane standard has been completed but the length of
widening is not sufficient to permit the road to be striped for both lanes. This is the case on the
east side of SR 165 in the area of the project and on the west side in the immediate area of the
Santa Barbara Street intersection. At Santa Barbara Street both curb returns were placed at their
ultimate location but only 70 feet of the road was widened south of the curb return due to the
presence of utility poles.

The California Department of Transportation (Caltrans) regularly monitors the volume of traffic
on state highways. The most recent Caltrans traffic counts (2010) reveal that SR 165 carries an
Annual Average Daily Traffic (AADT) volume of 12,400 vehicles per day in the area of the
proposed project between Overland Avenue and Henry Miller Road.

SR 165 is designated a Terminal Access Route for STAA trucks. Trucks comprise 8% of the
daily traffic volume on this portion of SR 165 The posted speed limit on SR 165 is 50 mph in
this area.

SR 152 (pacheco Blvd). The roadway is part of the state highway system and is designated an
Arterial in the Los Banos General Plan. SR 152 begins in Watsonville, in Santa Cruz County,
continues easterly across Interstate 5 through the City of Los Banos and terminates at an

Traffic Impact Analysis for Dollar General Store at
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interchange on SR 99 in Madera County Through Los Banos, the roadway is identified as
Pacheco Blvd. In Los Banos, Pacheco Blvd is a conventional four lane roadway with a
continuous left turn lane (CLTL). The long range plan for SR 152 involves construction of the
Los Banos Bypass, a project that would follow an alignment around the north side of the City
and which is currently included in the Regional Traffic Impact Fee program.

The most recent traffic volume counts for SR 152 indicate the highway carried 26,500 AADT
west of SR 165 and 32,000 AADT east of the SR 165 intersection. SR 152 is also an STAA
Terminal Access route, and trucks comprise 9% to 10% of the daily traffic on this portion of SR
152. The posted speed limit along SR 152 is 40 mph.

Santa Barbara Street. Santa Barbara Street is a two lane collector street that provides access to
SR 165 from the existing residential neighborhoods in north Los Banos. Today Santa Barbara
Street extends west from SR 165 for about a mile to Nantes Avenue as a two lane street with
residential frontage and on-street parking. The General Plan Circulation Diagram indicates that
Santa Barbara Street will be extended westerly from Nantes Avenue to an intersection on Badger
Flat Road near Ingomar Grade Road. The access to an existing apartment complex is directly
opposite the terminus of Santa Barbara Street on the east side of SR 165

No daily traffic volume counts are available for Santa Barbara Street, but it i.$ possible to suggest
a rough daily volume based on observed peak hour traffic. Assuming roughly 10% of the daily
volume occurs in the p.m. peak hour, Santa Barbara Street probably carries 3,000 vehicles per
day The prima facie speed limit on Santa Barbara Street is 25 mph.

Poppy Lane is a local street that provides access to the Casa Mobile Home Park. Based on the
peak hour traffic volumes observed for this study, this two lane street carries about 400 vehicles
per day

Bicycle and Pedestrian Facilities

The City of Los Banos is surrounded by natural and man-made features that lend themselves to
.use for both pedestrians and bicyclists. The City has adopted a "Commuter Bicycle Plan" which
has been incorporated by reference into the City's General Plan. As part of this plan, bicycle
lanes and bike paths are being incorporated into a system linking residential areas to commercial
and educational resources<

Sidewalks exist today along study area streets in those areas where new development has
occurred. There are sidewalks along both sides of Santa Barbara Street and on the east side of
SR 165 Sidewalk exists on the west side of SR 165 in the immediate vicinity of the Santa
Barbara Street intersection, but no sidewalk exists for about 575 feet in the area between the
Overland Avenue and Santa Barbara Street intersections. Crosswalks are striped across SR 165
at the signalized Overland Avenue intersection roughly Y4 mile south of Santa Barbara Street.

Traffic Impact Analysis for Dollar General Store at
Mercey Springs RdiSanta Barbara St, Los Banos, CA (March 16, 2012)
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The Los Banos General Plan notes that Class II bicycle lanes will be created on SR 165 when
this highway is widened to its ultimate width. While formal bicycle lanes have not yet been
marked on SR 165, much of the route has paved shoulders that already accommodate bicycles.

Public Transit

The City of Los Banos and the balance of Merced County is served by a countywide
consolidated transit service under a joint powers authority "The Bus" operates Monday 
Friday from 7:00 a.m. to 6:00 p.m. and on Saturdays from 9:30 a.m. to 5:30 p.m. Routes 10 and
14 serve Los Banos. Route 14 connects eastern Los Banos with the downtown area via San Luis
Street and SR 165 and passes the project site. Route 10 links Los Banos with the City of Merced
via SR 152.

Study Area Intersections

The quality of traffic flow in urban areas is often governed by the operation of major
intersections. For this study the following three existing intersections were identified for
evaluation in consultation with Caltrans and City of Los Banos staff:

1 Mercey Springs Road (SR 165) / Santa Barbara Street
2, Mercey Springs Road (SR 165) / Poppy Lane
3 Mercey Springs Road (SR 165) / Pacheco Blvd (SR 152)

The Mercey Springs Road (SR 165) / Santa Barbara Street intersection is controlled by stop
signs on the Santa Barbara Street approaches. There are two lanes on the eastbound Santa
Barbara Street approach (i.e., left turn + through and separate right turn lane), but the exit from
the apartments on the east side of the intersection is a single lane. A continuous left turn lane
exists on SR 165 While not striped as a formal northbound right turn lane, SR 165 is wide
enough to easily accommodate right turns into the apartment.

The Mercey Springs Road (SR 165) / Poppy Lane intersection is controlled by a stop sign on
Poppy Lane, and the Poppy Lane approach is a single lane. The continuous two way left turn
lane on SR 165 is available at this intersection.

The Mercey Springs Road (SR 165) / Pacheco Blvd (SR 152) intersection is controlled by an
eight-phase actuated traffic signal. In addition to two through lanes in each direction, auxiliary
right turn lanes have been created on the southbound, eastbound and westbound approaches.
The intersection is illuminated by street lights on all four corners, and crosswalks are striped
across each leg of the intersection.

Traffic Impact Analysisfor Dollar General Store at
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Level of Service Analysis Methodology / Thresholds of Significance

Methodology. The 2000 Highway Capacity Manual was used to provide a basis for describing
the quality of existing traffic operating conditions and for evaluating the significance of project
traffic impacts based on operating Level of Service. Level of Service (LOS) measures the
quahty of traffic flow and is represented by letter designations from "A" to "F", with a grade of
"A" referring to the best conditions, and "F" representing the worst conditions. Table I presents
typical Level of Service characteristics.

TABLE!
LEVEL OF SERVICE DEFINITIONS

Level of

Service Signalized Intersection Unsignalized Intersection Roadway (Daily)

"A" Uncongested operations, all queues Little or no delay Completely free flow
clear in a single-signal cycle. Delay:: 10 sec/veh
Delay < 10.0 sec

"Bu Uncongested operations, all queues Short traffic delays. Free flow, presence of
clear in a single cycle. Delay> 10 sec/veh and other vehicles noticeable.
Delay> 10.0 sec and < 20.0 sec < 15 sec/veh

"en Light congestion, occasional backups Average traffic delays. Abihty to maneuver and
on critical approaches. Delay> 15 sec/veh and select operating speed
Delay> 20.0 sec and < 35.0 sec < 25 sec/veh affected

lt~'' Significant congestIOn of critical Long traffic delays. Unstable flow, speeds and
approaches but intersection Delay> 25 sec/veh and ability to maneuver
functional. Cars required to wait :: 35 sec/veh restricted.
through more than one cycle during
shOJi peaks. No long queues formed.
Delay> 35.0 sec and < 60.0 sec

"E" Severe congestion with some long Very long traffic delays, failure, At or near capacity, flow
standing queues on critical extreme congestion. quite unstable.
approaches. Blockage of intersection Delay> 35 sec/veh and
may occur if traffic Signal does not :: 50 sec/veh
provide for protected turning
movements. Traffic queue may block
nearby intersection(s) upstream of
critical approach(es).
Delay> 60.0 sec and < 80.0 sec

"Fit Total breakdown, stop-and-go Intersection blocked by external Forced flow, breakdown.
operation. Delay> 80.0 sec causes. Delay> 50 sec/veh

Sources: 2000 Highway Capacity Manual, Transportation Research Board (TRB) Special Report 209.

Level of Significance. The City of Los Banos has jurisdiction over and established minimum Level
of Service standards for city streets. However, Caltrans has jurisdiction over SR 152, SR 165 and
their intersections.

Traffic Impact Analysisfor Dollar General Store at
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According to the City of Los Banos General Plan, a traffic impact is considered significant if it
renders an unacceptable Level of Service at an intersection. The City has adopted a minimum LOS
D at intersections.

Caltrans employs various minimum Level of Service standards for its facilities depending on the
type of facility and the characteristics of the location. Caltrans general minimum standard of LOS C
is noted in Caltrans' Traffic Study Guidelines, but exceptions to that standard are documented in
various planning and policy documents. In the case of intersections on SR 165, the 2004 SR 165
Transportation Concept Report (FCR) identified LOS D as the Concept Level of Service for the
eventual 4 lane facility Based on these criteria, LOS C is the minimum Level of Service for the
current intersection configurations, but LOS D could be accepted once the intersection is fully
improved.

The conditions described using Levels of Service vary for different types of intersections. Where
traffic signals or all-way stops are installed, the Level of Service is based on the length of delays
experienced by motorists stopped at the intersection, and overall average Level of Service is
considered. At unsignalized intersections controlled by side street stop signs, individual Levels of
Service can be determined for all motorists who must yield the right of way

At unsignalized intersections, an individual Level of Service on a particular approach may exceed
the City's minimum Level of Service standard, particularly during peak traffic periods around
schools. A traffic impact can be considered "adverse but not significant" if the LOS standard is
exceeded but the projected traffic volumes do not satisfy traffic signal warrants. Under these
conditions, the only means to completely alleviate delays to stop controlled vehicles would be to
install a traffic signal or prohibit turns. However, the unmet signal warrants would imply that the
reduction in delay for the stop-controlled vehicles may not justify the new delays that would be
incurred by the major street traffic (which is not otherwise stopped). Under these circumstances,
installation of a signal may not be recommended and the substandard LOS for stop-controlled
vehicles would be considered an "adverse but not significant" impact. The need for traffic signals
has been judged based on peak hour warrant criteria published in the California Manual ofUniform
Traffic Control Devices (CMUTCD)

Existing Traffic Operating Conditions

Traffic Volumes. Current a.m. and p.m. peak hour turning movement counts were assembled for
study intersection from available data and new traffic counts. New turning movement counts were
made at the Santa Barbara Street and Poppy Lane intersections during the a.m. peak hour (7:00 to
9:00 a.m.) and p.m. peak hour (4:00 to 6:00 p.m.) in March 2012. Peak hour traffic counts
conducted in May 2011 were available for the SR 152 / SR 165 intersection.

Figure 3 identifies the current intersection lane configuration used for the Level of Service analysis,
as well as the results of the peak hour turning movement counts.

Traffic Impact Analysisfor Dollar General Store at
Mercey Springs Rd/Santa Barbara St, Los Banos, CA (March 16, 2012)
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Intersection Levels of Service. Table 2 summarizes current Levels of Service at the study area
intersections during the highest volume hour within each analysis period.

As shown, the current Level of Service at the signalized Mercey Springs Road (SR 165) / Pacheco
Blvd (SR 152) intersection is LOS C in the p.m. peak hour and LOS D in the a.m. peak hour These
conditions are within the City's LOS D minimum but a.m. peak hour conditions exceed the
Caltrans's minimum LOS C.

The Level of Service occurring at the two un-signalized intersections is also presented. As shown,
the delays at these locations are indicative ofLOS C conditions, with the exception of the westbound
approach to the Santa Barbara Street intersection, which operates at LOS D.

Left Turn Lane Queues. The presence of queuing in the left turn lanes on SR 165 in the area of the
project's proposed access is a consideration in access feasibility Table 3 identifies the number of
peak hour left turns occurring at un-signalized intersections on SR 165, the 95 th percentile queue
length calculated at each location, and the length of storage available to accommodate identified
queues. Currently peak hour queues are relatively short. The available storage identified on SR 165
between Santa Barbara Street and Poppy Lane is relative to the proposed access driveway

Traffic Signal Warrants. As noted in Table 2, neither un-signalized intersection carries traffic
volumes that reach a level that would satisfy peak hour warrants for signalization.

Traffic Impact Analysis for Dollar General Store at
Mercey Springs RdiSanta Barbara St, Los Banos, CA (March /6,20/2)
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TABLE 2
EXISTING PEAK HOUR LEVELS OF SERVICE AT INTERSECTIONS

AM Peak Hour PM Peak Hour
Average Delay Average Delay Traffic Signal

Location Control LOS (seclveh) LOS (seclveh) Warranted?

SR 165 (Mercey Springs Rd) / Santa Barbara St

NB left tum EB/WB Stop A 9.2 A 8.9 No
SB left tum A 8.2 A 8.2
EB left+tluu+right tum C 21 1 C 21.5
WE left+thru+right tum E 47.4 D 35.0

SR 165 (Mercey Springs Rd) / Poppy Lane
SB left tum WB Stop A 8.9 A 8.8 No

WE left+tluu+right tum C 17.5 C 15.5

SR 165 (Mercey Springs Rd) / SR 152 (pacheco Blvd) Signal D 40.4 C 31.6 Not applicable

TABLE 3
EXISTING PEAK HOUR QUEUES AT INTERSECTIONS

AM Peak Hour PM Peak Hour
95th Percentile 95th Percentile Available

Queue Queue Storage
Location Control Volume (feet) Volume (feet) Distance

SR 165 (Mercey Springs Rd) / Santa Barbara St

NB left tum EBIWB Stop 140 15 123 11 275'

SB left tum 1 0 1 0 Unlimited
EB left+tluu 33 33 43 32 275'

SR 165 (Mercey Springs Rd) / Poppy Lane
SB left tum WE Stop 1 0 4 0 230'

Traffic Impact Analysisfor Dollar General Store at
Mercey Springs RdiSanta Barbara St, Los Banos, CA (March 16, 2012)
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PROJECT CHARACTERISTICS

The relative impacts of developing the Dollar General Store and the adequacy of site access is
dependent on the physical characteristics of the adjoining street system, as well as the amount of
traffic generated by the proposed project. The amount of additional traffic on a particular section of
the street network is dependent upon two factors:

1. Trip Generation, the number ofnew trips generated by the project, and
II. Trip Distribution and Assignment, the specific routes that the new traffic takes.

Trip Generation

This analysis considered trip generation rates derived from several sources. The Institute of
Transportation Engineers (ITE) publication "Trip Generation, 8th Edition" provides information on
the characteristics of various retail uses. However, this reference does not specifically address small
discount stores. Another study prepared for the Florida Department of Transportation (FDOT) in
early 2011 deals specifically with "Small Box Stores", and this information was used to suggest the
trip generation characteristics of the proposed Dollar General Store 1 Pertinent sections from the
FDOT study are included in the appendix to this report.

The FDOT study noted that a Small Box Store is a discount retail store providing health care &
beauty aids, cleaning supplies, snack food, household items and some apparel. This is not a "dollar
store" where everything is priced at one dollar, but rather is a small neighborhood store offering
value and convenience. The stores studied were free-standing and catered to the local neighborhood.
The 15 sites studied had building floor areas that ranged from roughly 8,000 to 17,000 square feet.

Table 4 identifies the trip generation rates presented in the FDOT report and rates for somewhat
comparable uses reported by ITE. As noted, the FDOT study did not include data for the morning
a.m. peak hour For this analysis it has been assumed that the project would generate trips at a rate
similar to a small shopping center (ITE code 820) during this time period.

TABLE 4
TRIP GENERATION RATES

AM Peak Hour PM Peak Hour
Land Use / Source Unit In Out Total In Out Total

Small Box Store (FDOT) ksf - - - 50% 50% 6.82

Specialty Retail Center (814) ksf - 44% 56% 2.71

Shopping Center (820: 21 ks±) ksf 61 39% 2.92 49% 51% 10.65

Pharmacy / Drugstore without ksf
59% 44% 3.20 50% 50% 8.42

Drive Thru Window (880)
Source: ITE Code or FDOT Study

I Trip Generation Characteristics of DiscountIHome Improvement Superstores/Major Distribution Centers and Small Box Stores,
Wilbur Smith Associates, February 2, 2011

Traffic Impact Analysis for Dollar General Store at
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Trip Generation Forecasts. Table 5 displays the a.m. and p.m. peak hour trip generation
forecasts for the 21 ksf Dollar General Store. As shown, the FDOT study acknowledged that a
portion of the traffic drawn to Small Box retail stores was drawn from the stream of traffic
already passing each site. Customer surveys conducted for the FDOT study revealed that on
average 34% of the weekday trips were "pass-by" This rate is comparable to the average pass
by rates reported by ITE for all shopping centers (i.e., also 34%).

As noted in Table 5, the project is expected to generate 40 new trips during the a.m. peak hour,
with 94 new trips occurring during the p.m. peak hour

TABLES
TRIP GENERATION FORECASTS

AM Peak Hour Afternoon Peak Hour
Land Use Quantity In Out Total In Out Total

!Dollar General Store 21.0 ksf 37 24 61 71 72 143

Pass By 34% <13> <8> <21> <24> <25> <49>

Net New Trips 24 16 40 47 47 94

The volume of traffic generated by Small Box Stores is highest at midday and during the evening
commute period. On daily basis, the FDOT study indicated that a Small Box generates 64.01
trips per ksf After discount for "pass-by trips", the proposed project may generate 887 new
daily trips (1/2 inbound and 1/2 outbound).

As a note, the citywide traffic model populates the project site with medium density residential
development at a density of 6 dwellings per unit in the Year 2030. The resulting 15 dwellings
would generate 11 a.m. and 14 p.m. peak hour trips. Thus the net change in new trips resulting
from this project is 29 a.m. and 80 p.m. peak hour trips under Year 2030 conditions.

Truck Trips. The proposed project will receive regular deliveries from the Dollar General
Stores regional distribution center serving this area of California. Project proponents anticipate
that 3 full size trucks will visit the store each week, although smaller single unit trucks may visit
each day to deliver perishables. Some of the full size trucks are expected to be STAA trucks
(53') permitted on California highways under the Surface Transportation Authorization Act.

Trip Distribution

The distribution of project traffic was determined based on knowledge of the demographic
distribution of residences in the Los Banos area and on market characteristics of Small Box
Retail Stores. As noted in Table 6, much of the new traffic attracted to the site will reach SR 165
via the arterial streets serving the North Los Banos area (i.e., Overland Avenue, Willmott

Traffic Impact Analysis for Dollar General Store at
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Avenue, B Street, etc), although a share may reach the site using Pacheco Blvd and southern
Mercey Springs Road. The share oriented to the north will be greater in the future with planned
north Los Banos development and completion of the SR 152 Los Banos Bypass.

TABLE 6
PROJECT TRIP DISTRIBUTION

Percental?;e of All Trips

New

Direction Route Pass-By 2012 2030

North SR 165 - 15% 25%

Kvest Santa Barbara Street - 15% 15%

Northern Los Banos
East or West Arterials such as Overland Avenue, - 55% 45%

Willmott Avenue, B Street

~ast SR 152 (pacheco Blvd) - 5% 5%

South SR 165 beyond SR 152 - 5% 5%

West SR 152 (Pacheco Blvd) - 5% 5%

Northbound on SR 165 50% -
Southbound on SR 165 50% -
Total 100% 100% 100%

Trip Assignment

Project trips were assigned to the adjacent streets assuming the access at the two project
driveways that are shown on the site plan. For this assessment full access was assumed at both
driveways in order to provide a "worst case" assessment of conditions at each location for use in
determining the feasibility of access as proposed.

Figure 4 illustrates the projected "Dollar General Store Traffic Only" traffic volumes forecast for
the a.m, and p.m, peak hours.
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PROJECT IMPACTS

Opening Day Plus Project Traffic Conditions

The impacts of operating the proposed project have been identified by superimposing project
trips onto the existing background condition. Resulting intersection Levels of Service were then
calculated and used as the basis for evaluating potential project impacts. Figure 5 presents the
"Existing Plus Project" traffic volumes used for this analysis.

Intersection Levels of Service. Table 7 compares Existing and Plus project peak hour Levels of
Service and average delay per vehicle at each study intersection and at the two project
driveways.

As shown, the level of service occurring at study intersections will not change as a result of the
additional traffic contributed by this project, and conditions at the site access driveways will
meet minimum Level of Service standards. The SR 152 / SR 165 intersection will continue to
operate at LOS D in the a.m. peak hour The length of delays at existing intersections may
increase slightly, but the incremental change is not appreciable.

Left Turn Lane Queues. As shown in Table 8, there are 40 northbound left turns from SR 165
into the project access expected during the weekday p.m. peak hour These vehicles could create
a short 95th percentile queue (i.e., <25 feet) under "Existing Plus Project" conditions.
Concurrently, 4 southbound vehicles would be turning left into the Casa Mobile Home Park.
This southbound traffic would rarely queue. Measured centerline to centerline, the distance from
driveway to Poppy Lane is roughly 285 feet. This leaves roughly 230 of storage in the two-way
left turn lane for waiting vehicles that may queue.

Similar, there would be 142 northbound vehicles turning onto Santa Barbara Street in the a.m.
peak hour when the project is in operation. The 95th percentile queue accompanying these
vehicles is also one vehicle or less (i.e., <25 feet long). The distance from driveway on SR 165
to intersection is 315 feet (centerline to centerline), leaving roughly 275 feet of storage for any
waiting vehicles.

Access Controls / Design. Based on the length of queues, as well as the acceptable Level of
Service at the new driveway, queuing in the SR 165 two-way left turn lane would not be a reason
to limit site access. However, there are other Caltrans criteria that may govern site access to the
state highway

Caltrans typically designs left turn facilities to accommodate both waiting vehicles and the
deceleration requirements of vehicles making turns HDM Table 405.2b notes the distance
recommended for a vehicle to come to a stop at various speeds. For a 50 mph design a distance
of 435 feet is noted, although the HDM does permit designs that assume partial deceleration in
the travel lane prior to entering the left turn lane. For example, a distance of 275 feet is needed
to stop from a speed of 35 mph. Thus, a separate left turn lane would typically be designed with

Traffic Impact Analysis for Dollar General Store at
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bay taper and turn lane that together were 485 feet long (i.e., storage for two vehicles and 435
feet of deceleration).

In this case, because of the short distances between intersections, northbound motorists turning
left at Santa Barbara Street may actually enter the two-way left turn lane near the new access.
This situation is not unusual in downtown commercial areas but may be a factor in Caltrans'
decision to eventually preclude full access at the new driveway It should be noted that fully
adhering to HDM deceleration requirements would eliminate all left turn access in the Y4 mile
area between Santa Barbara Street and Overland Avenue.

The design of site access will also need to conform to Caltrans requirements for truck access.
Specifically, the driveways will need to be configured so as to allow STAA trucks to enter and
exit without encroaching into opposing lanes. While this issue may be resolved when
improvement plans are submitted to Caltrans, it is possible that the driveways may need to be
reconfigured with wider entry aisles and/or single exit lanes, and Caltrans will likely require an
exhibit illustrating the path of a truck through the site when the project's encroachment permit
application is made.

Other larger projects along SR 152 and SR 165 have further widened the state highway to
provide separate right turn lanes. This has been the case on SR 152 in the area of the new Home
Depot and in the area of the new shopping centers on the west end of Los Banos. However, the
background traffic volume on SR 152 is much greater than that occurring or expected on SR 165
Given the relatively low trip generation associated with the project, and the background traffic
levels of SR 165, widening beyond the planned 5 lane section for an additional right turn lane at
the site access should not be necessary
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TABLE 7
EXISTING PLUS PROJECT PEAK HOUR LEVELS OF SERVICE AT INTERSECTIONS

AM Peak Hour PM Peak Hour

Existing Existing Plus Project Existing Existing Plus Project

Average Average Average Average Traffic
Delay Delay Delay Delay Signal

Location Control LOS (secJveh) LOS (secJveh) LOS (secJveh) LOS (secJveh) Warranted?

Santa Barbara St / Access
WB left tum NB Stop - A 0.3 - A 0.6 No
NB left+right tum A 9.8 A 9.6

SR 165 (Mercey Springs Rd) /
Santa Barbara St EBIWB Stop No

NB left tum A 9.2 A 9.2 A 8.9 A 8.9
SB left tum A 82 A 8.2 A 8.2 A 8.2
EB left+thru+right tum C , 21.2 C 22.8 C 21.5 C 24.8
WB left+thru+right tum E 47.4 E 48.6 D 35.0 E 35.7

SR 165 (Mercey Springs Rd) /
Access EB Stop No

NB left tum - A 9.0 - A 8.7
EB left+right tum B 13.7 B 13.1

SR 165 (Mercey Springs Rd) /

Poppy Lane WB Stop

SB left tum A 8.9 A 8.9 A 8.8 A 8.9 No

WB left+thru+right tum C 17.5 C 17.9 C 15.5 C 16.2

SR 165 (Mercey Springs Rd) / Signal D 40.4 D 40.5 C 31.6 C 31.7 Not

SR 152 (pacheco Blvd) applicable
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TABLE 8
EXISTING PLUS PROJECT PEAK HOUR QUEUES AT INTERSECTIONS

AM Peak Hour PM Peak Hour
95th Percentile 95th Percentile Available Storage

Location Control Volume Queue (feet) Volume Queue (feet) Distance

Santa Barbara St / Access NB Stop No separate lane
WB left tum 6 0 12 1

SR 165 (Mercey Springs Rd) / Santa Barbara St
NB left tum EBIWB Stop 142 15 127 11 275'
SB left tum 1 0 1 0 Unlimited
EB left+thru 37 39 54 44 275'

SR 165 (Mercey Springs Rd) / Access WB Stop
NB left tum 21 2 40 3 230'

SR 165 (Mercey Springs Rd) / Poppy Lane
SB left tum WB Stop 1 0 4 0 230'
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Impacts to Non-Automotive Transportation Modes

Pedestrian Impacts. The proposed project is likely to attract pedestrians from the existing
neighborhoods west of the site off of Santa Barbara Street. Pedestrians may also be attracted
from the neighborhoods across SR 165 north of Regency Drive, from the existing apartments and
from the Casa Mobile Home Park.

The number pedestrians attracted to a retail store at this location may represent 5% to 10% of the
total sales based on factors such as weather and time of day Assuming 600 to 700 customers per
day, that ratio could suggest 30 to 70 pedestrians. Given the relative distribution of residences
within liz mile of the site, the majority of pedestrians are likely to be approaching from the west
along Santa Barbara Street, but roughly 10 to 15 pedestrians might cross SR 165 each day to
reach the site.

This pedestrian traffic could result in conflicts with motor vehicles, and an associated safety
issue could arise in locations where the available pedestrian facilities are inadequate. The site
plan identified designated pedestrian routes from adjoining sidewalks through the site that
provide access to both Santa Barbara Street and to SR 165 Sidewalks are available on Santa
Barbara Street to serve the pedestrians arriving from the west. There are also sidewalks along
the east side of SR 165 for pedestrians on that side of the highway However, there is currently
no designated pedestrian crossing across SR 165 in the area north of the signalized Overland
Avenue intersection.

Under the California Vehicle Code, a legal pedestrian crossing exists at any intersection. Thus,
pedestrians are already permitted to cross SR 165 at Santa Barbara Street today

There are no formal guidelines that suggest when a crossing should be marked, although the
MUTCD lists the factors to be considered. In this application the most relevant consideration
would be the need to focus pedestrian activity at a single readily identifiable location, as random
crossings of SR 165 would be undesirable. While striping a crossing at the Santa Barbara Street
intersection would help channelize pedestrians and could installed fairly easily, a new marked
crossing at an uncontrolled intersection would be a departure from current Caltrans practice on
Mercey Springs Road. The only crossing not associated with a traffic signal occurs south of SR
152 at Scripps Drive on the designated pedestrian route to Los Banos H.S

Bicycle Impacts. Similarly, the project may attract bicycle traffic, although the areas generating
bicyclists may be farther from the store than the areas generating pedestrians.

Some bicyclists could arrive from the west on Santa Barbara Street. There are no designated
bicycle facilities, and Santa Barbara Street is not a designated bicycle route. However, the
current traffic volume on Santa Barbara Street is moderate, and it is unlikely that appreciable
bicycle - automobile conflict will occur

Traffic Impact Analysisfor Dollar General Store at
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Today SR 165 is wide enough to accommodate bicyclists, although the roadway itself has not
been striped with bicycle lanes. These facilities would be adequate for the limited number of
bicyclists accompanying this project.

Transit Impacts. The project might occasionally attract customers or employees who would
ride The Bus. As route 14 already passes the site, there is no need for changes to the current
transit operation or for additional amenities to accommodate transit users.
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CUMULATIVE IMPACTS

Based on Caltrans traffic study guidelines, this analysis considers two cumulative traffic
conditions:

1 Existing Plus Approved or Pending Projects (EPAP), and
2. Year 2030 Conditions Under the City of Los Banos General Plan.

Existing Plus Approved / Pending Projects (EPAP) Conditions

Approved Projects. The status of other development projects in Los Banos was discussed with
City Planning Department staff. From those discussions it is understood that little new
residential construction has been occurring in eastern Los Banos recently, and that the prospect
for new residential construction in the immediate future is slight. No new residential building
permits were pulled in 2010.

Locally, City staff report that most of the vacant homes in the eastern Los Banos area that
resulted from the housing "bubble" have been acquired, with many properties now rented.
While some vacant properties may continue to be occupied over the next two years, Planning
Department staff indicated that the additional traffic accompanying re-sales would not be
appreciable.

Some non-residential projects have been approved and are proceeding. A freestanding pharmacy
was approved at the SR 165 / Overland Avenue intersection. However, Planning Department
staff note that its proponents have asked for an extension of its approvals, and construction of
this project is not expected any time soon.

Four other non-residential projects are farther from the project site and according to City staff
can be considered to be "approved" A Fresh & Easy Market is approved along SR 152
immediately east of the SR 165 intersection. Its traffic study indicated that this 14.0 ksf store
could generate 1,862 daily trips with 50 trips in the a.m. and 166 trips in the p.m. peak hour

The Los Banos Unified School District has plans for a new elementary school at Place Road / B
Street in the area east of SR 165 The new school could generate 660 trips in the a.m. peak hour
and 124 trips in the p.m. peak hour The District also plans to open a new Middle School on
Pioneer Road. The new Middle School will reduce enrollment at the existing Jr High School on
Place Road.

An expansion of the existing Walmart in west Los Banos has also been approved. This project
will expand the existing Walmart by 67.3 ksf and add 69.9 ksf of new retail and restaurant uses
on the site. While the Walmart Expansion is located more than four miles from the Dollar Store
project, its traffic study identified a traffic increase at the SR 165 / SR 152 intersection.
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A Les Schwab Tire Store is proposed on SR 152 (East Pacheco Blvd) east of SR 165 That
project could generate 25 new a.m, and 35 new p.m. peak hour trips.

EPAP Lane Configurations. The Walmart Expansion EIR identified major improvements to
the SR 152/ SR 165 intersection that would be that project's responsibility These mitigations
included widening SR 152 and SR 165 to provide second left turn lanes on the eastbound and
northbound approaches. The proponents of the Walmart expansion have suggested that this
project may be developed in phases and have suggested that SR 152 / SR 165 improvements
might also be phased. For that reason, Levels of Service at SR 152 / SR 165 have been
determined for conditions with and without those improvements.

EPAP Plus Project Levels of Service. The trips associated with approved projects were
superimposed onto the current traffic counts to create the baseline EPAP volumes presented in
Figure 6. Figure 7 illustrates EPAP plus Project volumes. Resulting Levels of Service under
these conditions are compared in Table 9 As shown, the intersections in the immediate vicinity
of the proposed project are expected to operate with Levels of Service that are satisfactory, and
traffic signal warrants are not satisfied. Motorists exiting the apartments on the east side of the
SR 152 / Santa Barbara Street intersection will continue to experience relatively long delays, but
the number of affected vehicles is very low Without improvements the intersection of SR 152 /
SR 165 is projected to operate at LOS D with and without the project, but the incremental
change in delay associated with the proposed project is so slight as to be considered to be
insignificant. With the addition of mitigation measures already required of the Walmart
Expansion, the intersection is projected to operate at LOS C.

Because the incremental traffic volume change associated with approved projects is very slight
in the area of the project, analysis of queue lengths was not repeated for EPAP Plus Project
conditions and is assumed to be the same as Existing Plus Project queues.

Traffic signal warrants are not satisfied under EPAP Plus Project conditions.
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TABLE 9
EPAP PLUS PROJECT PEAK HOUR LEVELS OF SERVICE AT INTERSECTIONS

AM Peak Hour PM Peak Hour
Existing Plus EPAP Plus DoDar Existing Plus EPAP Plus Dollar

Approved Projects General Store Approved Projects General Store
Average Average Average Average Traffic

Delay Delay Delay Delay Signal
Location Control LOS (sec/veh) LOS (seclveh) LOS (seclveh) LOS (seclveh) Warranted?

Santa Barbara St / Access
WB left tum NB Stop A OJ - - A 0.6 No
NB left+right tum A 9.8 A 9.6

SR 165 (Mercey Springs Rd) /
Santa Barbara St EBIWB Stop No

NB left tum A 9.2 A 9.3 A 8.9 A 9.0
SB left tum A 8.2 A 8.2 A 8.2 A 8.2
EB left+thru+right tum C 21.5 C 23.2 C 22.1 D 25.7
WB left+thru+right tum E 48.8 F 50.1 E 36.8 E 37.5

SR 165 (Mercey Springs Rd)/
Access EB Stop No

NB left tum A 9.0 A 8.8
EB left+right tum B 13.7 B 133

SR 165 (Mercey Springs Rd)/
Poppy Lane WB Stop No

SB left tum A 8.9 A 9.0 A 8.8 A 9.0

WB left+thru+right tum C 17.6 C 18.0 C 15.7 C 16.4

SR 165 (Mercey Springs Rd)/ Signal D 47.6 D 47.9 D 37.0 D 38.0 Not

SR 152 (pacheco Blvd)
NB&EB C 33.4 C 33.5 C 34.0 C 34.2

applicable

dual left lanes
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Year 2030 Cumulative Impact Analysis

Available data suggests that the volume of traffic on streets in eastern Los Banos will change in the
future as the community continues to be built out and new roads are completed. Locally, the
planned extensions of existing collector streets will provide residents with new circulation
alternatives. On a city-wide basis, completion of the SR 152 Los Banos Bypass will change the
routes used to reach the state highway, and the volume of traffic on SR 152 (pacheco Blvd) and SR
165 (Mercey Springs Road) may actually be reduced.

Basis for Year 2030 Traffic Volume Forecasts. The City of Los Banos Transportation Master
Plan provides Year 2030 p.m. peak hour traffic volumes forecasts for 50 intersections based on
projections from the City's regional travel demand forecasting model. Projections are available for
the SR 165 / Santa Barbara Street intersection. Because the Master Plan did not address a.m. peak
hour conditions, the growth rates implied by p.m. peak hour forecasts were assumed to be applicable
to a.m. peak hour volumes. While the Master Plan did not address the Pacheco Blvd / SR 165
intersection, traffic volume forecasts for that location were part of the Walmart S.c. Expansion
DEIR traffic impact analysis, and those forecasts have been assumed as the Year 2030 baseline for
this analysis. Figure 8 identifies Year 2030 traffic volumes from available sources.

Review of the land use data incorporated into the City-wide traffic model reveals that the project site
had been assumed to be developed with multiple family residential uses at a density of 6 dwellings
per acre. The 2Y2 acre project site would have resulted in 15 dwellings generating 11 a.m. and 14
p.m. peak hour trips. For this analysis the original site trip generation was deleted and then trips
generated by the Dollar General Store project were superimposed onto the baseline Year 2030
volumes to create the Year 2030 Plus Project condition, as shown in Figure 9

Year 2030 Improvements. The extent of potential improvements to study area intersections can be
determined from review of the General Plan, the City's Transportation Master Plan, the existing
Traffic Impact Fee program and the Merced County Regional Impact Fee Program. For example,
the General Plan and Master Plan anticipates that SR 165 will be widened to a four lane section
through the study area. This work is expected to be accomplished through a combination of
developer funded frontage improvements and regional fees. In the area of the Dollar General Store
widening SR 165 would necessarily include relocation of utility poles and extension of existing
widening that begins at the Santa Barbara Street intersection but does not yet extend through the
project's frontage. Traffic signals are typically installed by the City through the existing City traffic
impact fee program, and the Master Plan indicates that this location will be signalized.

Major improvements to the Pacheco Blvd / SR 165 (Mercey Springs Road) intersection have been
discussed in many documents although the SR 152 Los Banos Bypass is the major improvement.
For this analysis it has been assumed that the EB and NB dual left tum lanes described for EPAP
conditions are the only improvements made to the intersection by Year 2030.

Year 2030 Intersection Levels of Service. Table 10 identifies Year 2030 intersection Levels of
Service with and without the proposed Dollar General Store project. As shown, Levels of Service
meeting the City's minimum Levels of Service standards will occur at all locations with and without
the project.
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TABLE 10
YEAR 2030 PLUS PROJECT PEAK HOUR LEVELS OF SERVICE AT INTERSECTIONS

AM Peak Hour PM Peak Hour
Year 2030 Plus Dollar Year 2030 Plus Dollar

Year 2030 General Store Year 2030 General Store
Average Average Average Average Traffic

Delay Delay Delay Delay Signal
Location Control LOS (sedveh) LOS (sedveh) LOS (sedveh) LOS (sedveh) Warranted?

Santa Barbara St / Access

WB left tum NB Stop - A 0.6 - A 1.1 No
NB left+right tum A 8.8 A 8.9

SR 165 (Mercey Springs Rd) / Signal B 10.4 B 10.6 A 6.3 A 7.9 No
Santa Barbara St

SR 165 (Mercey Springs Rd) /
Access EB Stop No

NB left tum A 9.8 A 9.6
EB left+right tum B 11.5 B 11.6

SR 165 (Mercey Springs Rd) /
Poppy Lane WB Stop No

SB left tum A 9.3 A 9.3 A 9.2 A 9.2

WB left+thru+right tum C 16.7 C 16.5 C 15.2 C 15.3

SR 165 (Mercey Springs Rd) / Signal C 23.5 C 23.8 C 31.0 C 30.2 Not

SR 152 (pacheco Blvd) applicable

Traffic Impact Analysisfor Dollar General Store at
Mercey Springs Rd/Santa Barbara St, Los Banos (March 16, 2012)
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LOS Banos
Ai the Crossroads of California

• 6Wf WT '" sa M. _-G£ ....... .iP syr

COMMUNITY DEVELOPMENT DEPARTMENT

Date May 11,2012

Regarding Notice of Public Hearing

Proposal' Site Plan Review #2012-02 and Negative Declaration (SCH#2012041 060)
- Dollar General Market

NOTICE IS HEREBY GIVEN THAT a Public Hearing will be held by the Los Banos
Planning Commission to consider Site Plan Review #2012-02 and associated Negative
Declaration (SCH #2012041060) for Dollar General Market The project proposal is for
the development of a new 20,951 square foot retail market with a grocery component.
The project site is located within the Highway Commercial zoning district on the
southwest corner of Santa Barbara Street and Mercey Springs Road, more specifically
described as Assessor's Parcel Number' 082-072-023

A PUBLIC HEARING on this matter will be held at the next scheduled meeting of the
Planning Commission on Wednesday, May 23, 2012 at 7:00 p.m. in the Council
Chambers of Los Banos City Hall located at 520 "J" Street Questions regarding the
above-referenced item may be directed to Paula Fitzgerald, AICP, Community
Development Director at City Hall or at (209) 827-7000, Ext 114

Persons wishing to provide oral comments on the described proposal may do so at this
meeting or may provide written comments on this matter prior to the public meeting.
Written comments may be sent by U.S Mail or hand delievered to the City of Los
Banos City Hall at 520 "J" Street, Los Banos, California 93635 If no comments are
received prior to or on the above date, it will be assumed that no comments are being
offered The public IS also informed that should this matter, at some future date go to
court, court testimony is limited to only those issues raised at the hearings per
Government Code Section 65009

~I~:~;
~td~Elms
Assistant Planner


