
 
 
 CITY OF STOCKTON 

 PUBLIC NOTICE OF INTENT TO ADOPT A MITIGATED NEGATIVE DECLARATION 
 /PUBLIC MEETING 

       (Pursuant to Public Resources Code Sections 21092 and 21092.3 and  
        Cal. Code of Regulations Title 14, Sections 15072, 15073 and 15087) 
 
The City of Stockton Community Development Department has completed, independently reviewed and 
analyzed the following Initial Study/Proposed Mitigated Negative Declaration: 
 

1. INITIAL STUDY/PROPOSED NEGATIVE DECLARATION FOR THE OPEN WINDOW DOWNTOWN 

MIXED USE DEVELOPMENT PROJECT (MASTER DEVELOPMENT PLAN) 
 
 The Open Window project proposes a Master Development Plan (MDP) and accompanying 

Development Agreement that would provide for revitalization and redevelopment of 51 properties within 
an approximately 15 square block area of downtown Stockton, generally bounded by Miner Avenue to 
the north, Aurora Street to the east, Main Street to the south, and Sutter Street to the west.  The MDP 
proposes a mixed-use development concept.  Up to 1,400 residential units would be constructed, 
primarily built at higher densities as part of apartments or other multi-family unit developments.  The 
project will also include construction of up to 200,000 square feet of retail space, 90,000 square feet of 
commercial space and 110,000 square feet of industrial/art studio space. These spaces may be built as 
stand-alone developments, or combined in a mixed-use format. 

 
A copy of the Initial Study/Proposed Mitigated Negative Declaration may be reviewed and/or obtained at the 
following address: 
 

Community Development Department 
Planning Division  
345 North El Dorado Street 
Stockton, CA  95202 
 
or at: http://www.stocktonca.gov/eir 
 

 
Any written comments on this document must be received at this same address no later than January 4, 2016, 
by 5:00 p.m.  Further information may be obtained by contacting the City Planning Division at (209) 937-8266. 
 
The Planning Commission will consider the Initial Study/Proposed Mitigated Negative Declaration at a meeting of 
January 14, 2016, at 6 p.m. in the Council Chambers, second floor, City Hall, 425 North El Dorado Street.  
Anyone wishing to be heard on the issue may appear before the City Planning Commission at the time of the 
public meeting. 
 
All proceedings before the City Planning Commission are conducted in English.  The City of Stockton does not 
furnish interpreters and if one is needed, it shall be the responsibility of the person needing one. 
 
If you challenge the proposed action in court, you may be limited to raising only those issues you or someone 
else raised at the public hearing described in this notice, or in written correspondence delivered to the Planning 
Commission, at, or prior to, the public meeting. 
 

DAVID W. KWONG, DIRECTOR 
COMMUNITY DEVELOPMENT DEPARTMENT 

 

http://www.stocktonca.gov/eir
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ENVIRONMENTAL CHECKLIST AND DISCUSSION OF IMPACTS 

 
A.    AESTHETICS 
 IMPACT 

SOURCES 

WOULD THE PROJECT: YES NO 

 

 
 

Potentially 
Significant 

Impact 

Less Than 
Significant  

With 
Mitigation 

Incorporated 

Less Than 
Significant 

Impact 
No Impact 

a) Have a substantial adverse effect on a scenic 
vista?  

    1, 2,15 

b) Substantially damage scenic resources along 
a designated scenic highway? 

    1, 2,15 

c) Substantially degrade the existing visual 
character or quality of the site and its 
surroundings?  

    1, 2,4,15 

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

    1, 2,4,15 

      

 
DISCUSSION: 
 
a) Have a substantial adverse effect on a scenic vista?  
Scenic vistas may include, but are not necessarily limited to, views of trees, historic buildings, 
rock outcroppings, or similar visual resources located within a highway officially designated as a 
state scenic highway or other identified scenic resource areas. The project area is an urban setting 
in downtown Stockton.  As such, it contains numerous buildings, parking lots, and similar urban 
features, along with some vacant lots. The project may introduce new buildings on currently 
vacant lots. However, the topography of downtown Stockton is generally flat and views from the 
project development would be limited to observation from the upper floors of buildings. 
Buildings within the proposed project will generally be consistent with existing building heights 
in the Downtown area. Additionally, the Downtown Commercial zone does not have a building 
height limit, and allows up to 100 percent lot coverage. The Master Development Plan will not 
increase the potential for intensity (building height and bulk) compared to the existing Downtown 
Commercial zone, nor exceed that anticipated under the adopted General Plan. Further, the City’s 
5.0 floor area ratio cap, pursuant to current General Plan policy, will continue to regulate ultimate 
development intensities and building size in the downtown project area. The project may also 
include demolition and new construction on lots currently developed, or renovation of existing 
structures, including structures that may have historic value.  This is further discussed in the 
Cultural Resources section, below.  Demolition or renovation work would be evaluated by the 
City to ensure appropriate protection of any determined resources, including any contribution to 
scenic vistas, and includes mitigation.  The project therefore will have a less than significant 
impact upon scenic vistas. 
 
b) Substantially damage scenic resources along a designated scenic highway?  
According to the Caltrans Map of Designated Scenic Routes, there are no official state-designated 
or eligible scenic routes in the Stockton area. The project would therefore not result in any 
impacts to scenic resources along a designated scenic highway.  
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D. BIOLOGICAL RESOURCES 

 IMPACT 

SOURCES 

WOULD THE PROJECT: YES NO 

 

 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 
No Impact 

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

         1,15        

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

    1,15 

c) Have a substantial adverse effect on federally 
protected wetlands as defined by section 404 
of the Clean Water Act (including, but not 
limited to, marsh, vernal pool, coastal, etc.) or 
tributary to an already impaired water body, as 
defined by section 303(d) of the Clean Water 
Act through direct removal, filling, hydrological 
interruption, or other means? 

         1 

 

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

    1,15 

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

    1 

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

 

   
      

1,2 

 

      

 
DISCUSSION: 
 
a) Have a substantial adverse effect, either directly or through habitat modifications, on any 
species identified as a candidate, sensitive, or special status species in local or regional plans, 
policies, or regulations, or by the California Department of Fish and Game or U.S. Fish and 
Wildlife Service? 
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There are no known occurrences of Special Status plant or animal species on the project site 
based on field review of the project properties, which have been significantly and previously 
disturbed through urban development, including buildings and parking lots. The proposed project 
would continue this type of development.  Further, the project site is largely surrounded by urban 
development, and the project site is therefore not in proximity to nesting habitat for migratory 
birds or raptors.  Therefore, the project would not significantly modify or otherwise impact 
habitat for sensitive or special status species. 
 
b) Have a substantial adverse effect on any riparian habitat or other sensitive natural community 
identified in local or regional plans, policies, regulations or by the California Department of Fish 
and Game or US Fish and Wildlife Service? 
The vast majority of the site being devoid of vegetation, based on field review of the project 
properties.  The project site also does not contain any natural watercourse or riparian features, nor 
are there any such watercourse or riparian habitat features in proximity to the project area.  The 
project site is therefore not considered to provide significant riparian or natural community 
habitat, would not have any adverse impact on such habitat, and would not be in violation or 
conflict with local, regional and State plans and policies regulating such habitat and natural 
community areas. 
 
c) Have a substantial adverse effect on federally protected wetlands as defined by Section 404 of 
the Clean Water Act (including, but not limited to, marsh, vernal pool, coastal, etc.) through 
direct removal, filling, hydrological interruption, or other means? 
Based on field review of the project properties, the project site does not contain any wetland 
features, such as marshes or vernal pools, nor sources of water, such as creeks, streams and 
drainage courses.  The project site is primarily developed with urban uses, including buildings 
and parking lots. As such, development of the project will have no impact upon federally 
protected wetlands. 
 
d) Interfere substantially with the movement of any native resident or migratory fish or wildlife 
species or with established native resident or migratory wildlife corridors, or impede the use of 
native wildlife nursery sites? 
Based on field review of the project properties, the project site contains no significant wildlife 
habitat, nor does the project site serve as part of a wildlife movement corridor.  The project site 
contains no significant stands of trees, shrubs or groundcover that might provide for use by fish or 
wildlife species or otherwise serve as migratory wildlife corridors. The project properties are also 
largely surrounded by urban development, consisting of retail buildings, offices light industrial 
and similar uses as part of urban development. Therefore, the development of the project will not 
substantially interfere with the movement of native resident or migratory fish or wildlife species, 
or with the established native resident or migratory wildlife corridors or impede use of such 
wildlife nursery sites. 
 
e) Conflict with the provisions of an adopted Habitat Conservation Plan, Natural Community 
Conservation Plan, or other approved local, regional, or state habitat conservation plan? 
The proposed project is consistent with the San Joaquin County Multi-Species Habitat 
Conservation and Open Space Plan (SJMSCP), as amended, as reflected in the conditions of 
project approval for this proposal. Pursuant to the Final EIR/EIS for the San Joaquin County 
Multi-Species Habitat Conservation and Open Space Plan (SJMSCP), dated November 15, 2000, 
and certified by the San Joaquin Council of Governments on December 7, 2000, implementation 
of the SJMSCP is expected to reduce impacts to biological resources resulting from the proposed 
project to a level of less-than-significant. That document is hereby incorporated by reference and 
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I. LAND USE  
 IMPACT 

SOURCE 

WOULD THE PROJECT: YES NO 

 
Potentially 
Significant 

Impact 

 
Less Than 
Significant  

With 
Mitigation 

Incorporated 
 

Less Than 
Significant 

Impact 
No Impact 

a) Physically divide an established community?      1,2,4,15 
b) Conflict with any applicable land use plan, 

policy, or regulation of an agency with 
jurisdiction over the project (including, but not 
limited to the general plan, specific plan, or 
zoning ordinance) adopted for the purpose of 
avoiding or mitigating an environmental effect? 

    1,2,3,4,15 

c) Conflict with any applicable habitat conservation 
plan or natural community conservation plan? 

 

   1 

 
DISCUSSION: 
 
a) Physically divide an established community? 
The project would introduce new residential housing units and commercial development into an 
established, dense urban environment. Existing development in the project area contains an estimated 134 
residential units, though these units are located within vacant or abandoned buildings. Up to 1,400 
residential units would be constructed as part of the proposed project. The existing community within 
Downtown Stockton is highly fragmented due to vacant and underutilized properties. The project would 
strengthen the established community as a result of development as it will include emphasis on pedestrian 
and bicycle mobility, in addition to automobile circulation, as part of a live-work environment, thereby 
further connecting downtown properties and uses.  The project therefore will not result in any significant 
division of the established community.  
 
b) Conflict with any applicable land use plan, policy, or regulation of an agency with jurisdiction over the 
project (including, but not limited to the general plan, specific plan, local coastal program, or zoning 
ordinance) adopted for the purpose of avoiding or mitigating an environmental effect? 
The project is subject to the 2035 General Plan, which prescribes a multitude of policies that encourage 
infill development, high density residential development, and commercial revitalization, including, but 
not limited to, the following: 
 

LU-3.2 Residential Infill Densities – The City shall encourage higher residential densities at 
appropriate infill locations through the design flexibility made possible by the Planned 
Development provisions of the Development Code. 
LU-4.1 Commercial Revitalization – The City shall encourage the upgrading, beautification, 
revitalization, and appropriate reuse of existing commercial areas and shopping centers. 
DV-2.1 Revitalize Downtown Stockton – The City shall promote the revitalization of Downtown 
Stockton, including increased employment opportunities, expanded private investment, 
construction of new housing, and the provisions of various services to address existing social 
problems. 
DV-2.2 High-Density Residential Development – The City shall encourage high-density 
residential uses to locate in the downtown area and along transit corridors (such as a BRT 
corridor) to support the area’s commercial activities. 
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DV-2.3 Downtown Housing Goals – The City shall actively pursue short- and long-term housing 
goals for the downtown area. The short-term goal shall be the construction or rehabilitation of at 
least 1,000 housing units in the first seven years of the General Plan (by 2014). The long-term 
goal is to create a total, of 3,000 new units in the downtown by 2035. 
DV-2.4 Incentives to Create Downtown Housing – The City shall review and revise, as 
necessary, its redevelopment/revitalization strategy and programs for downtown and other 
redevelopment areas to ensure they adequately implement the downtown infill and redevelopment 
policies of the General Plan. The City shall establish a schedule of reduced public facilities fees 
for new development in the central city areas as an encouragement to develop vacant or under-
utilized parcels. The City shall adopt density bonus standards to encourage the intensification of 
housing and promote affordable housing opportunities in the downtown. 
DV-2.13 Building Rehabilitation – The City shall encourage and assist in the rehabilitation of 
existing buildings in downtown and use historic buildings as resources for future development. 

 
The project is consistent with these applicable policies of the 2035 General Plan.  Additionally, the 
project will help implement City vision for downtown development through its adopted Climate Action 
Plan and Sustainable Communities Strategy by providing for dense residential and mixed-use land uses in 
the downtown core area, allowing for reduced vehicle trips while encouraging and providing for 
pedestrian and bicycle movements between residences, places of employment, shopping and 
entertainment venues.   
 
The MDP proposes a mixed-use development concept.  The MDP may include development with a 
maximum of 130 dwelling units per acre on any one property, with an average density not exceeding 87 
dwelling units per acre on any one block, for a total of 1,033 units and consistent with current General 
Plan land use policy. However, the City is currently working on a General Plan update, which is expected 
to address residential density in the downtown area.  It is anticipated that the downtown area would be 
identified for higher residential density limits than those allowed under the current General Plan.  If such 
changes to the General Plan are ultimately adopted as part of the General Plan update review, increased 
residential densities would be an option for the Open Window properties. Therefore, for the purposes of 
this Initial Study, the analysis assumes that up to 1,400 residential units would be constructed, primarily 
built at higher densities as part of apartments or other multi-family unit developments. 
 
The project is designated Commercial under the General Plan, which supports residential and mixed 
residential/commercial uses. The project consists of a Master Development Plan (MDP), which is 
authorized by Stockton Municipal Code (SMC) 16.140. According to SMC 16.140.010.A, the intent of a 
MDP is to provide flexibility in the planning review process so that land use requirements and 
development standards, as well as deign and architectural parameters, are identified in a master 
development plan, necessitating only minimal review of subsequent approvals to ensure consistency with 
the adopted MDP. The proposed MDP identifies the maximum number of residential units and maximum 
commercial floor area, prescribes site development standards, and addresses site planning, architectural 
design and related improvement requirements.  This thereby reduces the need for subsequent reviews and 
discretionary approvals for the implementation of the MDP, though certain uses and design features may 
trigger review by the Planning Commission.  
 
No other adopted land use plans apply to the project area. The project therefore will not substantially 
conflict with any adopted land use or policy plans. 
 
c) Conflict with any applicable habitat conservation plan or natural community conservation plan? 
There are no habitat conservation plans or natural community conservation plans that apply to the project 
area. As such, the project would not impact a habitat conservation plan or natural community 
conservation plan. 
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threatening emergencies has been between three and five minutes. Project designs would be required to 
include Community Policing through Environmental Design features, along with inclusion of sufficient 
lighting and security features, which will be considered as each project comes forward for review and 
development. The project therefore is not expected to result in significant impact related to fire or police 
protection services or facilities. 
 
iii) Schools? 
The construction of new residential units will increase the number of school-aged children in the 
downtown area, as was also anticipated by the General Plan and analyzed within the General Plan EIR.  
The project would be expected to generate approximately 425 new students at the K-8 levels, and 125 
new high school (9-12) students.  Payment of school impact fees to Stockton Unified School District will 
be required at the time of building permit issuance to offset impacts related to increased number of 
students generated by new residential development of the project. These fees will assist the School 
District in supporting facility needs, offsetting any potentially significant impacts of the project on local 
schools. 
 
iv) Parks? 
The project would introduce new residents to downtown Stockton. These new residents would use 
existing neighborhood public parks within the greater downtown area, including Constitution, Freedom 
and Independence Neighborhood Parks. This level of use is not anticipated to cause substantial physical 
deterioration of existing recreation facilities as new residential development would be required to pay 
appropriate parkland impact fees to offset the demand on public recreation facilities.  Additionally, the 
Master Development Plan anticipates that private recreational facilities (courtyards, tot lots, community 
recreation rooms, etc.) would be included as part of new residential development projects, lessening 
potential impacts on public recreation facilities.  The impact to neighborhood and regional parks is 
therefore expected to be less than significant. 
 
v) Other public facilities? 
The City of Stockton has an adopted public facilities fee program that accounts for the impact on parks, 
municipal buildings, and other public services.  Collectively, the project is not expected to result in any 
significant, adverse physical impacts associated with provision of necessary public services or in ability to 
provide such services to support the project. 
 
MITIGATION: 
 
None required.




























